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AREA PLANNING SUB-COMMITTEE WEST
Monday, 20th June, 2016
You are invited to attend the next meeting of Area Planning Sub-Committee West, which 
will be held at: 

Council Chamber, Civic Offices, High Street, Epping
on Monday, 20th June, 2016
at 7.30 pm .

Glen Chipp
Chief Executive

Democratic Services 
Officer

J. Leither Tel: (01992) 564243
Email: democraticservices@eppingforestdc.gov.uk

Members:

Councillors A Mitchell (Chairman), G Shiell (Vice-Chairman), R Bassett, R Butler, D Dorrell, 
R Gadsby, L Hughes, H Kane, S Kane, Y  Knight, J Lea, M Sartin, S Stavrou and E Webster

WEBCASTING/FILMING NOTICE

Please note: this meeting may be filmed for live or subsequent broadcast via the 
Council's internet site - at the start of the meeting the Chairman will confirm if all or 
part of the meeting is being filmed.  The meeting may also be otherwise filmed by 
third parties with the Chairman’s permission.

You should be aware that the Council is a Data Controller under the Data Protection 
Act. Data collected during this webcast will be retained in accordance with the 
Council’s published policy.

Therefore by entering the Chamber and using the lower public seating area, you are 
consenting to being filmed and to the possible use of those images and sound 
recordings for web casting and/or training purposes. If members of the public do not 
wish to have their image captured they should sit in the upper council chamber 
public gallery area or otherwise indicate to the Chairman before the start of the 
meeting.

If you have any queries regarding this, please contact the Public Relations Manager 
on 01992 564039.
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1. WEBCASTING INTRODUCTION  

1. This meeting is to be webcast. Members are reminded of the need to activate 
their microphones before speaking. 

2. The Chairman will read the following announcement:

“I would like to remind everyone present that this meeting will be broadcast live to the 
internet (or filmed) and will be capable of repeated viewing (or another use by such 
third parties).

If you are seated in the lower public seating area it is likely that the recording cameras 
will capture your image and this will result in the possibility that your image will 
become part of the broadcast.

This may infringe your human and data protection rights and if you wish to avoid this 
you should move to the upper public gallery.”

2. ADVICE TO PUBLIC AND SPEAKERS AT COUNCIL PLANNING 
SUBCOMMITTEES  (Pages 5 - 8)

General advice to people attending the meeting is attached.

3. APOLOGIES FOR ABSENCE  

4. MINUTES  (Pages 9 - 24)

To confirm the minutes of the last meeting of the Sub-Committee held on 18 May 
2016.

5. DECLARATIONS OF INTEREST  

(Director of Governance) To declare interests in any item on this agenda.

6. ANY OTHER BUSINESS  

Section 100B(4)(b) of the Local Government Act 1972, together with paragraphs 6 and 
25 of the Council Procedure Rules contained in the Constitution requires that the 
permission of the Chairman be obtained, after prior notice to the Chief Executive, 
before urgent business not specified in the agenda (including a supplementary agenda 
of which the statutory period of notice has been given) may be transacted.

In accordance with Operational Standing Order 6 (non-executive bodies), any item 
raised by a non-member shall require the support of a member of the Committee 
concerned and the Chairman of that Committee.  Two weeks' notice of non-urgent 
items is required.

7. DEVELOPMENT CONTROL  (Pages 25 - 70)

(Director of Governance)  To consider the planning applications set out in the attached 
schedule

Background Papers 
(i)  Applications for determination – applications listed on the schedule, letters of 
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representation received regarding the applications which are summarised on the 
schedule.  

(ii)  Enforcement of Planning Control – the reports of officers inspecting the 
properties listed on the schedule in respect of which consideration is to be given to the 
enforcement of planning control.

8. EXCLUSION OF PUBLIC AND PRESS  

Exclusion: To consider whether, under Section 100(A)(4) of the Local Government 
Act 1972, the public and press should be excluded from the meeting for the items of 
business set out below on grounds that they will involve the likely disclosure of exempt 
information as defined in the following paragraph(s) of Part 1 of Schedule 12A of the 
Act (as amended) or are confidential under Section 100(A)(2):

Agenda Item No Subject Exempt Information 
Paragraph Number

Nil Nil Nil

The Local Government (Access to Information) (Variation) Order 2006, which came 
into effect on 1 March 2006, requires the Council to consider whether maintaining the 
exemption listed above outweighs the potential public interest in disclosing the 
information. Any member who considers that this test should be applied to any 
currently exempted matter on this agenda should contact the proper officer at least 24 
hours prior to the meeting.

Background Papers:  Article 17 - Access to Information, Procedure Rules of the 
Constitution define background papers as being documents relating to the subject 
matter of the report which in the Proper Officer's opinion:

(a) disclose any facts or matters on which the report or an important part of the 
report is based;  and

(b) have been relied on to a material extent in preparing the report and does not 
include published works or those which disclose exempt or confidential information 
and in respect of executive reports, the advice of any political advisor.

The Council will make available for public inspection for four years after the date of the 
meeting one copy of each of the documents on the list of background papers.





Advice to Public and Speakers at Council Planning Subcommittees

Are the meetings open to the public?

Yes all our meetings are open for you to attend. Only in special circumstances are 
the public excluded.

When and where is the meeting?

Details of the location, date and time of the meeting are shown at the top of the front 
page of the agenda along with the details of the contact officer and members of the 
Subcommittee. 

Can I speak?

If you wish to speak you must register with Democratic Services by 4.00 p.m. on 
the day before the meeting. Ring the number shown on the top of the front page of 
the agenda. Speaking to a Planning Officer will not register you to speak, you must 
register with Democratic Service. Speakers are not permitted on Planning 
Enforcement or legal issues.

Who can speak?

Three classes of speakers are allowed: One objector (maybe on behalf of a group), 
the local Parish or Town Council and the Applicant or his/her agent. 

Sometimes members of the Council who have a prejudicial interest and would 
normally withdraw from the meeting might opt to exercise their right to address the 
meeting on an item and then withdraw. 

Such members are required to speak from the public seating area and address the 
Sub-Committee before leaving.

What can I say?

You will be allowed to have your say about the application but you must bear in mind 
that you are limited to three minutes. At the discretion of the Chairman, speakers 
may clarify matters relating to their presentation and answer questions from Sub-
Committee members. 

If you are not present by the time your item is considered, the Subcommittee will 
determine the application in your absence.

Can I give the Councillors more information about my application or my 
objection?

Yes you can but it must not be presented at the meeting. If you wish to send 
further information to Councillors, their contact details can be obtained through 
Democratic Services or our website www.eppingforestdc.gov.uk. Any information 
sent to Councillors should be copied to the Planning Officer dealing with your 
application.

http://www.eppingforesdc.gov.uk/


How are the applications considered?

The Subcommittee will consider applications in the agenda order. On each case they 
will listen to an outline of the application by the Planning Officer. They will then hear 
any speakers’ presentations. 

The order of speaking will be (1) Objector, (2) Parish/Town Council, then (3) 
Applicant or his/her agent. The Subcommittee will then debate the application and 
vote on either the recommendations of officers in the agenda or a proposal made by 
the Subcommittee. Should the Subcommittee propose to follow a course of action 
different to officer recommendation, they are required to give their reasons for doing 
so.

The Subcommittee cannot grant any application, which is contrary to Local or 
Structure Plan Policy. In this case the application would stand referred to the next 
meeting of the District Development Control Committee.

Further Information?

Can be obtained through Democratic Services or our leaflet ‘Your Choice, Your 
Voice’
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EPPING FOREST DISTRICT COUNCIL
COMMITTEE MINUTES

Committee: Area Planning Sub-Committee 
West

Date: 18 May 2016 

Place: Council Chamber, Civic Offices, 
High Street, Epping

Time: 7.30  - 8.35 pm

Members 
Present:

Y  Knight (Chairman), A Mitchell (Vice-Chairman), R Butler, D Dorrell, 
L Hughes, H Kane, S Kane, J Lea, M Sartin, G Shiell, S Stavrou and 
E Webster

Other 
Councillors:  

Apologies: R Bassett and R Gadsby

Officers 
Present:

J Godden (Principal Planning Officer (Heritage, Enforcement & 
Landscaping)), A Hendry (Senior Democratic Services Officer) and J Leither 
(Democratic Services Officer)

57. WEBCASTING INTRODUCTION 

The Chairman made a short address to remind all present that the meeting would be 
broadcast on the Internet, and that the Council had adopted a protocol for the 
webcasting of its meetings. The Sub-Committee noted the Council’s Protocol for 
Webcasting of Council and Other Meetings.

58. WELCOME AND INTRODUCTION 

The Chairman welcomed members of the public to the meeting and outlined the 
procedures and arrangements agreed by the Council, to enable persons to address 
the Sub-Committee in relation to the determination of applications for planning 
permission.

59. MINUTES 

RESOLVED:

That the minutes of the meeting of the Sub-Committee held on 13 April 2016 be 
taken as read and signed by the Chairman as a correct record. 

60. DECLARATIONS OF INTEREST 

Pursuant to the Council's Code of Member Conduct, Councillors Sartin and Stavrou 
declared non-pecuniary interests in agenda items 7 (1) (EPF/0099/16 Rylston, 
Sewardstone Road, Waltham Abbey) by virtue of being a members of the Lea Valley 
Regional Park Association.  The Councillors declared that their interests were not 
prejudicial and indicated that they would remain in the meeting during the 
consideration and voting on the items.



Area Planning Sub-Committee West 18 May 2016

2

61. ANY OTHER BUSINESS 

It was reported that there was no urgent business for consideration at the meeting.

62. DEVELOPMENT CONTROL 

The Sub-committee considered a schedule of applications for planning permission.

RESOLVED:

That, Planning applications numbered 1 – 6 be determined as set out in the 
annex to these minutes.

63. PROBITY IN PLANNING 

The meeting considered the report advising the decision making committees of the 
results of all successful allowed appeals (particularly those refused by committee 
contrary to officer’s recommendations).

Since 2011/12, there have been two local indicators, one of which measures all 
planning application type appeals as a result of committee reversals of officer 
recommendations (GOV08) and the other which measures the performance of officer 
recommendations and delegated decisions (GOV07).   

Over the six-month period between 1 October 2015 and 31 March 2016, the Council 
received 57 decisions on appeals (49 of which were planning related appeals, the 
other 8 were enforcement related). 

GOV07 and 08 measure planning application decisions and out of a total of 49, 18 
were allowed (36.7%). Broken down further, GOV07 performance was 8 out of 27 
allowed (29.6%) and GOV08 performance was 10 out of 22 (45.5%).

Out of the planning appeals that arose from decisions of the committees to refuse 
contrary to the recommendation put to them by officers during the 6-month period, 
the Council was not successful in sustaining two of this committee’s objection. 

During this period, there were no award of costs against the Council in respect of a 
refusal of planning permission and the Council officers successfully defended against 
5 claims for costs.

RESOLVED:

That the Planning Appeal Decisions be noted.

CHAIRMAN



Report Item No: 1

APPLICATION No: EPF/0099/16

SITE ADDRESS: Rylston 
Sewardstone Road 
Waltham Abbey 
Essex 
E4 7RF

PARISH: Waltham Abbey

WARD: Waltham Abbey High Beach

DESCRIPTION OF 
PROPOSAL:

Demolition of two existing dwellings and the erection of four pairs 
of semi-detached dwellings, (eight new properties in total) with 
ancillary access and car parking.

DECISION: Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=581934

CONDITIONS 

1 The development hereby permitted must be begun not later than the expiration of 
three years beginning with the date of this notice.

2 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: 664-04, 664-05, 664-06, 664-07, 664-10 Rev: E, 664-11

3 No construction works above ground level shall take place until documentary and 
photographic details of the types and colours of the external finishes have been 
submitted to and approved by the Local Planning Authority, in writing. The 
development shall be implemented in accordance with such approved details.

4 No development shall take place until details of foul and surface water disposal have 
been submitted to and approved in writing by the Local Planning Authority. The 
development shall be implemented in accordance with such agreed details.

5 No development shall take place, including site clearance or other preparatory work, 
until full details of both hard and soft landscape works (including tree planting) and 
implementation programme (linked to the development schedule) have been 
submitted to an approved in writing by the Local Planning Authority. These works 
shall be carried out as approved. The hard landscaping details shall include, as 
appropriate, and in addition to details of existing features to be retained: proposed 
finished levels or contours; means of enclosure; car parking layouts; other minor 
artefacts and structures, including signs and lighting and functional services above 
and below ground. The details of soft landscape works shall include plans for 

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=581934


planting or establishment by any means and full written specifications and schedules 
of plants, including species, plant sizes and proposed numbers /densities where 
appropriate. If within a period of five years from the date of the planting or 
establishment of any tree, or shrub or plant, that tree, shrub, or plant or any 
replacement is removed, uprooted or destroyed or dies or becomes seriously 
damaged or defective another tree or shrub, or plant of the same species and size 
as that originally planted shall be planted at the same place, unless the Local 
Planning Authority gives its written consent to any variation.

6 No development, including works of demolition or site clearance, shall take place 
until a Tree Protection Plan Arboricultural Method Statement and site monitoring 
schedule in accordance with BS:5837:2012 (Trees in relation to design, demolition 
and construction - recommendations) has been submitted to the Local Planning 
Authority and approved in writing. The development shall be carried out only in 
accordance with the approved documents unless the Local Planning Authority gives 
its written consent to any variation.

7 No development shall take place until the applicant has secured the implementation 
of a programme of archaeological work in accordance with a written scheme of 
investigation which has been submitted by the applicant and approved in writing by 
the Planning Authority.

8 A flood risk assessment and management and maintenance plan shall be submitted 
to and approved by the Local Planning Authority prior to commencement of 
development. The assessment shall include calculations of increased run-off and 
associated volume of storm detention using WinDes or other similar best practice 
tool. The approved measures shall be carried out prior to the substantial completion 
of the development and shall be adequately maintained in accordance with the 
management and maintenance plan.

9 No development shall commence until a Phase 1 ecological survey has been 
submitted to and agreed in writing by the Local Planning Authority, along with any 
subsequent further surveys that may be required. The development shall be carried 
out in compliance with all recommendations within these surveys.

10 The parking and turning areas shown on the approved plan shall be provided prior to 
the first occupation of the development and shall be retained free of obstruction for 
the parking of residents and visitors vehicles.

11 Prior to first occupation of the proposed development, the Developer shall be 
responsible for the provision and implementation of a Residential Travel Information 
Pack for sustainable transport, approved by Essex County Council.

12 There shall be no discharge of surface water onto the Highway.



13 No unbound material shall be used in the surface treatment of the vehicular access 
within 6 metres of the highway boundary.

14 No development shall take place until a Phase 1 Land Contamination investigation 
has been carried out. A protocol for the investigation shall be submitted to and 
approved in writing by the Local Planning Authority before commencement of the 
Phase 1 investigation. The completed Phase 1 report shall be submitted to and 
approved in writing by the Local Planning Authority prior to the commencement of 
any necessary Phase 2 investigation. The report shall assess potential risks to 
present and proposed humans, property including buildings, crops, livestock, pets, 
woodland and service lines and pipes, adjoining land, groundwaters and surface 
waters, ecological systems, archaeological sites and ancient monuments and the 
investigation must be conducted in accordance with DEFRA and the Environment 
Agency's "Model Procedures for the Management of Land Contamination, CLR 11", 
or any subsequent version or additional regulatory guidance. 
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the Phase 2 site investigation condition 
that follows]

15 Should the Phase 1 Land Contamination preliminary risk assessment carried out 
under the above condition identify the presence of potentially unacceptable risks, no 
development shall take place until a Phase 2 site investigation has been carried out. 
A protocol for the investigation shall be submitted to and approved by the Local 
Planning Authority before commencement of the Phase 2 investigation. The 
completed Phase 2 investigation report, together with any necessary outline 
remediation options, shall be submitted to and approved by the Local Planning 
Authority prior to any redevelopment or remediation works being carried out. The 
report shall assess potential risks to present and proposed humans, property 
including buildings, crops, livestock, pets, woodland and service lines and pipes, 
adjoining land, groundwaters and surface waters, ecological systems, 
archaeological sites and ancient monuments and the investigation must be 
conducted in accordance with DEFRA and the Environment Agency's "Model 
Procedures for the Management of Land Contamination, CLR 11", or any 
subsequent version or additional regulatory guidance. 
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the remediation scheme condition that 
follows]

16 Should Land Contamination Remediation Works be identified as necessary under 
the above condition, no development shall take place until a detailed remediation 
scheme to bring the site to a condition suitable for the intended use has been 
submitted to and approved by the Local Planning Authority. The development shall 
be carried out in accordance with the approved remediation scheme unless 
otherwise agreed in writing by the Local Planning Authority. The remediation 
scheme must include all works to be undertaken, proposed remediation objectives 
and remediation criteria, timetable of works and site management procedures and 
any necessary long term maintenance and monitoring programme. The scheme 
must ensure that the site will not qualify as contaminated land under Part 2A of the 
Environmental Protection Act 1990 or any subsequent version, in relation to the 
intended use of the land after remediation. 
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the verification report condition that 



follows]

17 Following completion of measures identified in the approved remediation scheme 
and prior to the first use or occupation of the development, a verification report that 
demonstrates the effectiveness of the remediation carried out must be produced 
together with any necessary monitoring and maintenance programme and copies of 
any waste transfer notes relating to exported and imported soils shall be submitted 
to the Local Planning Authority for approval. The approved monitoring and 
maintenance programme shall be implemented.  

18 In the event that any evidence of potential contamination is found at any time when 
carrying out the approved development that was not previously identified in the 
approved Phase 2 report, it must be reported in writing immediately to the Local 
Planning Authority. An investigation and risk assessment must be undertaken in 
accordance with a methodology previously approved by the Local Planning 
Authority. Following completion of measures identified in the approved remediation 
scheme, a verification report must be prepared, which is subject to the approval in 
writing of the Local Planning Authority in accordance with the immediately above 
condition.  

19 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority. No 
deliveries of materials to be made outside the hours 09.00 to 17.00



Report Item No: 2

APPLICATION No: EPF/0319/16

SITE ADDRESS: Rivar 
Hamlet Hill 
Roydon 
Harlow 
Essex
CM19 5JU

PARISH: Roydon

WARD: Broadley Common, Epping Upland and Nazeing

DESCRIPTION OF 
PROPOSAL:

First floor rear extension and alterations to ground floor rear and 
side windows.

DECISION: Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=582438

CONDITIONS 

1 The development hereby permitted must be begun not later than the expiration of 
three years beginning with the date of this notice.

2 Materials to be used for the external finishes of the proposed development shall 
match those of the existing building, unless otherwise agreed in writing by the Local 
Planning Authority.

3 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: 1699.01.01, 02, 03, 04, 05, 06, 07. Site Location plan and 
Planning Application Support Document.

4 Access to the flat roof over the extension hereby approved shall be for maintenance 
or emergency purposes only and the flat roof shall not be used as a seating area, 
roof garden, terrace, patio or similar amenity area.

5 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority. 

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=582438


Report Item No: 3

APPLICATION No: EPF/0487/16

SITE ADDRESS: Barnfield 
Epping Road 
Roydon 
Essex
CM19 5DW

PARISH: Roydon

WARD: Broadley Common, Epping Upland and Nazeing

DESCRIPTION OF 
PROPOSAL:

Minor material amendment application to EPF/2535/14 (Clearance 
of all commercial buildings, structures, storage containers, bunds 
and the erection of 12 no. 4/5 bed detached dwellings and 11 no. 
affordable houses (6 x 2 bed & 5 x 3 bed) - Revised application to 
EPF/0632/14) to allow for alterations to the layout of the site and 
design of the dwellings.

DECISION:  Grant Permission (Subject to Legal Agreement)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=582859

CONDITIONS 

1 The development hereby permitted must be begun not later than 4th June 2018.

2 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: 15-215-001, 15-215-002, 15-215-005, 15-215-010 P1, 15-
215-011 1, 15-215-014, 15-215-015 P2, 15-215-018, 15-215-019, 15-215-025, 15-
215-027, 15-215-029, 15-215-031

3 Prior to any works above slab level samples of the types and colours of the external 
finishes shall be submitted to and approved by the Local Planning Authority. The 
development shall be implemented in accordance with such approved details. For 
the purposes of this condition, the samples shall only be made available for 
inspection by the Local Planning Authority at the planning application site itself. 

4 Prior to any works above slab level additional drawings that show details of 
proposed new windows, doors, eaves, verges, fascias, and cills, by section and 
elevation at scales between 1:20 and 1:1 as appropriate, shall be submitted to and 
approved by the Local Planning Authority in writing.

5 Notwithstanding the provisions of the Town and Country Planning General Permitted 
Development Order 1995 as amended (or any other Order revoking, further 
amending or re-enacting that Order) no extensions or outbuildings generally 
permitted by virtue of Class A, B or E of Part 1 of Schedule 2 to the Order  shall be 

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=582859


undertaken without the prior written permission of the Local Planning Authority.

6 No development shall take place, including site clearance or other preparatory work, 
until full details of both hard and soft landscape works (including tree planting) and 
implementation programme (linked to the development schedule) have been 
submitted to an approved in writing by the Local Planning Authority. These works 
shall be carried out as approved. The hard landscaping details shall include, as 
appropriate, and in addition to details of existing features to be retained: proposed 
finished levels or contours; means of enclosure; car parking layouts; other minor 
artefacts and structures, including signs and lighting and functional services above 
and below ground. The details of soft landscape works shall include plans for 
planting or establishment by any means and full written specifications and schedules 
of plants, including species, plant sizes and proposed numbers /densities where 
appropriate. If within a period of five years from the date of the planting or 
establishment of any tree, or shrub or plant, that tree, shrub, or plant or any 
replacement is removed, uprooted or destroyed or dies or becomes seriously 
damaged or defective another tree or shrub, or plant of the same species and size 
as that originally planted shall be planted at the same place, unless the Local 
Planning Authority gives its written consent to any variation.

7 A Landscape Management Plan, including long term design objectives, 
management responsibilities and maintenance schedules for all landscape areas, 
other than small, privately owned, domestic gardens, shall be submitted to and 
approved by the Local Planning Authority prior to the occupation of the development 
or any phase of the development, whichever is the sooner, for its permitted use. The 
landscape management plan shall be carried out as approved.

8 Prior to first occupation of the development hereby approved a schedule of 
landscape maintenance for a minimum period of five years shall be submitted to and 
approved in writing by the Local Planning Authority. The schedule shall include 
details of the arrangements for its implementation. The landscape maintenance plan 
shall be carried out in accordance with the approved schedule.

9 No development, including works of demolition or site clearance, shall take place 
until a Tree Protection Plan Arboricultural Method Statement and site monitoring 
schedule in accordance with BS:5837:2012 (Trees in relation to design, demolition 
and construction - recommendations) has been submitted to the Local Planning 
Authority and approved in writing. The development shall be carried out only in 
accordance with the approved documents unless the Local Planning Authority gives 
its written consent to any variation.

10 No development shall take place until details of surface water disposal have been 
submitted to and approved in writing by the Local Planning Authority. The 
development shall be implemented in accordance with such agreed details.

11 A flood risk assessment and management and maintenance plan shall be submitted 
to and approved by the Local Planning Authority prior to commencement of 
development. The assessment shall include calculations of increased run-off and 
associated volume of storm detention using WinDes or other similar best practice 



tools. The approved measures shall be carried out prior to the substantial 
completion of the development and shall be adequately maintained in accordance 
with the management and maintenance plan.

12 No development shall take place until a Phase 1 Land Contamination investigation 
has been carried out. A protocol for the investigation shall be submitted to and 
approved in writing by the Local Planning Authority before commencement of the 
Phase 1 investigation. The completed Phase 1 report shall be submitted to and 
approved in writing by the Local Planning Authority prior to the commencement of 
any necessary Phase 2 investigation. The report shall assess potential risks to 
present and proposed humans, property including buildings, crops, livestock, pets, 
woodland and service lines and pipes, adjoining land, groundwaters and surface 
waters, ecological systems, archaeological sites and ancient monuments and the 
investigation must be conducted in accordance with DEFRA and the Environment 
Agency's "Model Procedures for the Management of Land Contamination, CLR 11", 
or any subsequent version or additional regulatory guidance. 
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the Phase 2 site investigation condition 
that follows]

13 Should the Phase 1 Land Contamination preliminary risk assessment carried out 
under the above condition identify the presence of potentially unacceptable risks, no 
development shall take place until a Phase 2 site investigation has been carried out. 
A protocol for the investigation shall be submitted to and approved by the Local 
Planning Authority before commencement of the Phase 2 investigation. The 
completed Phase 2 investigation report, together with any necessary outline 
remediation options, shall be submitted to and approved by the Local Planning 
Authority prior to any redevelopment or remediation works being carried out. The 
report shall assess potential risks to present and proposed humans, property 
including buildings, crops, livestock, pets, woodland and service lines and pipes, 
adjoining land, groundwaters and surface waters, ecological systems, 
archaeological sites and ancient monuments and the investigation must be 
conducted in accordance with DEFRA and the Environment Agency's "Model 
Procedures for the Management of Land Contamination, CLR 11", or any 
subsequent version or additional regulatory guidance. 
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the remediation scheme condition that 
follows]

14 Should Land Contamination Remediation Works be identified as necessary under 
the above condition, no development shall take place until a detailed remediation 
scheme to bring the site to a condition suitable for the intended use has been 
submitted to and approved by the Local Planning Authority. The development shall 
be carried out in accordance with the approved remediation scheme unless 
otherwise agreed in writing by the Local Planning Authority. The remediation 
scheme must include all works to be undertaken, proposed remediation objectives 
and remediation criteria, timetable of works and site management procedures and 
any necessary long term maintenance and monitoring programme. The scheme 
must ensure that the site will not qualify as contaminated land under Part 2A of the 
Environmental Protection Act 1990 or any subsequent version, in relation to the 
intended use of the land after remediation. 
[Note: This condition must be formally discharged by the Local Planning Authority 



before the submission of details pursuant to the verification report condition that 
follows]

15 Following completion of measures identified in the approved remediation scheme 
and prior to the first use or occupation of the development, a verification report that 
demonstrates the effectiveness of the remediation carried out must be produced 
together with any necessary monitoring and maintenance programme and copies of 
any waste transfer notes relating to exported and imported soils shall be submitted 
to the Local Planning Authority for approval. The approved monitoring and 
maintenance programme shall be implemented.  

16 In the event that any evidence of potential contamination is found at any time when 
carrying out the approved development that was not previously identified in the 
approved Phase 2 report, it must be reported in writing immediately to the Local 
Planning Authority. An investigation and risk assessment must be undertaken in 
accordance with a methodology previously approved by the Local Planning 
Authority. Following completion of measures identified in the approved remediation 
scheme, a verification report must be prepared, which is subject to the approval in 
writing of the Local Planning Authority in accordance with the immediately above 
condition.  

17 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority.

18 No development shall take place, including any works of demolition, until a 
Construction Method Statement has been submitted to, and approved in writing by, 
the Local Planning Authority. The approved Statement shall be adhered to 
throughout the construction period. The Statement shall provide for:

1. The parking of vehicles of site operatives and visitors
2. Loading and unloading of plant and materials
3. Storage of plant and materials used in constructing the development
4. The erection and maintenance of security hoarding including decorative displays 
and facilities for public viewing, where appropriate
5. Measures to control the emission of dust and dirt during construction, including 
wheel washing.
6. A scheme for recycling/disposing of waste resulting from demolition and 
construction works.

19 No bonfires shall be permitted on site throughout the demolition and construction 
phase of the development.

20 Prior to first occupation of the proposed development the following highway works 
and access to the site shall be implemented, with all details being agreed with the 
Highway Authority to include:
- 2.4 metre x 120 metre visibility splay clear to ground level to the south of the new 



access.
- 2.4 metre x 65 metre visibility splay clear to ground level to the north of the new 
access.
- The provision of a bellmouth access with minimum radii of 6m.
- All footways to be a minimum of 1.5 metres wide.
- The junction to the affordable housing shall be provided with, in either direction, 
2.4m x 25m visibility splays clear to ground level.

21 Prior to first occupation of the proposed development, the Developer shall be 
responsible for the provision and implementation of a Residential Travel Information 
Pack for sustainable transport, to be approved by Essex County Council.

22 Prior to commencement of development, details of the estate roads and footways 
(including layout, levels, gradients, surfacing and means of surface water drainage) 
shall be submitted to the Local Planning Authority.

23 Prior to commencement of the development details showing the means to prevent 
the discharge of surface water from the development onto the highway shall be 
submitted to and approved in writing by the Local Planning Authority. The approved 
scheme shall be carried out in its entirety prior to the access becoming operational 
and shall be retained at all times.

24 No unbound material shall be used in the surface treatment of the vehicular access 
within 6 metres of the highway boundary.

25 Any gates provided at the vehicular access shall be inward opening only and shall 
be set back a minimum of 6 metres from the back edge of the carriageway.

And the completion by the of a Deed of Variation to the legal agreement dated 2 June 2015 
to secure a financial contribution of £167,942 towards primary and secondary school 
provision and 48% affordable housing.



Report Item No: 4

APPLICATION No: EPF/0526/16

SITE ADDRESS: Ricotta Transport 
Epping Road 
Nazeing
Essex
EN9 2DH

PARISH: Roydon

Nazeing

WARD: Lower Nazeing

Broadley Common, Epping Upland and Nazeing

DESCRIPTION OF 
PROPOSAL:

Retention of hardstanding extended for parking of vehicles and 
formation of new vehicular access to Tylers Road.

DECISION: Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=582908

CONDITIONS 

1 The development hereby permitted must be begun not later than the expiration of 
three years beginning with the date of this notice.

2 The development hereby permitted will be completed strictly in accordance with the 
approved Site Plan and drawing no: 4801/03/03

3 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 as amended (or any other Order 
revoking, further amending or re-enacting that Order), no gates shall be erected at 
the new access hereby approved until details of the location, size and design of the 
gates have been submitted to and approved in writing by the Local Planning 
Authority. The proposed gates shall be inward opening only and shall be set back a 
minimum of 6 metres from the back edge of the carriageway.The gates shall 
thereafter be erected in accordance with the approved details.

4 Prior to first use of the new access hereby approved, full details of both hard and 
soft landscape works (including tree planting) and implementation programme 
(linked to the development schedule) shall be submitted to and approved in writing 
by the Local Planning Authority. These works shall be carried out as approved. The 
hard landscaping details shall include, as appropriate, and in addition to details of 
existing features to be retained: proposed finished levels or contours; means of 
enclosure; car parking layouts; other minor artefacts and structures, including signs 
and lighting and functional services above and below ground. The details of soft 

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=582908


landscape works shall include plans for planting or establishment by any means and 
full written specifications and schedules of plants, including species, plant sizes and 
proposed numbers /densities where appropriate. If within a period of five years from 
the date of the planting or establishment of any tree, or shrub or plant, that tree, 
shrub, or plant or any replacement is removed, uprooted or destroyed or dies or 
becomes seriously damaged or defective another tree or shrub, or plant of the same 
species and size as that originally planted shall be planted at the same place, unless 
the Local Planning Authority gives its written consent to any variation.

5 Prior to the first use of the access the applicant shall implement the access 
arrangements and visibility splays as shown on drawing no.4801/03/03. These 
arrangements shall be retained in perpetuity for their intended purpose.

6 There shall be no discharge of surface water onto the Highway.

7 No unbound material shall be used in the surface treatment of the vehicular access 
within 6 metres of the highway boundary.



Report Item No: 5

APPLICATION No: EPF/0581/16

SITE ADDRESS: 38 The Magpies
Epping Upland
Epping
Essex
CM16 6QG

PARISH: Epping Upland

WARD: Broadley Common, Epping Upland and Nazeing

DESCRIPTION OF 
PROPOSAL:

Loft conversion with rear dormer extension.

DECISION: Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=583042

CONDITIONS 

1 The development hereby permitted must be begun not later than the expiration of 
three years beginning with the date of this notice.

2 Materials to be used for the external finishes of the proposed development shall 
match those of the existing building, unless otherwise agreed in writing by the Local 
Planning Authority.

3 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority. No 
deliveries of materials to be made outside the hours 09.00 to 17.00

123

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=583042


Report Item No: 6

APPLICATION No: EPF/0681/16

SITE ADDRESS: Cressage
Low Hill Road
Roydon
Harlow
Essex
CM19 5JN

PARISH: Roydon

WARD: Roydon

DESCRIPTION OF 
PROPOSAL:

Part residential use of the Coach House annexed to Cressage 
(The Main)

DECISION: Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=583268

CONDITIONS 

1 The building hereby approved shall only be used for ancillary purposes in 
connection with the dwelllinghouse known as Cressage, Low Hill Road and shall not 
be occupied as a unit separately from these dwellings.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=583268
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Report Item No: 1

APPLICATION No: EPF/0259/16

SITE ADDRESS: Stoneshot Farm 
Hoe Lane 
Nazeing 
Essex 
EN9 2RW

PARISH: Nazeing

WARD: Lower Nazeing

APPLICANT: Haycross Ltd

DESCRIPTION OF 
PROPOSAL:

Demolition of existing industrial buildings, vacant stabling and 5 
bedroom residential apartment and construction of 8 no. detached 
family houses and 10 no. 'affordable houses' with associated off-
street parking, private gardens and landscaping (Revised 
application to EPF/0207/14)

RECOMMENDED 
DECISION:

Grant Permission (Subject to Legal Agreement)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=582297

CONDITIONS 

1 The development hereby permitted must be begun not later than the expiration of 
three years beginning with the date of this notice.

2 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: 10707-S001, 10707-P500, 10707-P501, 10707-P502, 
10707-P503, 10707-P504, 10707-P505, 10707-P506

3 No construction works above ground level shall take place until documentary and 
photographic details of the types and colours of the external finishes have been 
submitted to and approved by the Local Planning Authority, in writing. The 
development shall be implemented in accordance with such approved details.

4 No development shall take place until details of foul and surface water disposal have 
been submitted to and approved in writing by the Local Planning Authority. The 
development shall be implemented in accordance with such agreed details.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=582297


5 No development shall take place until wheel washing or other cleaning facilities for 
vehicles leaving the site during construction works have been installed in 
accordance with details which shall be submitted to and agreed in writing by the 
Local Planning Authority. The approved installed cleaning facilities shall be used to 
clean vehicles immediately before leaving the site.

6 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 as amended (or any other Order 
revoking, further amending or re-enacting that Order) no extensions or outbuildings 
generally permitted by virtue of Class A, B and E of Part 1 of Schedule 2 to the 
Order shall be undertaken without the prior written permission of the Local Planning 
Authority.

7 Prior to the occupation of the dwellings all recommendations in the Ecology Report 
(November 2013) by Applied Ecology Ltd shall be adhered to.

8 No development shall take place, including site clearance or other preparatory work, 
until full details of both hard and soft landscape works (including tree planting) and 
implementation programme (linked to the development schedule) have been 
submitted to an approved in writing by the Local Planning Authority. These works 
shall be carried out as approved. The hard landscaping details shall include, as 
appropriate, and in addition to details of existing features to be retained: proposed 
finished levels or contours; means of enclosure; car parking layouts; other minor 
artefacts and structures, including signs and lighting and functional services above 
and below ground. The details of soft landscape works shall include plans for 
planting or establishment by any means and full written specifications and schedules 
of plants, including species, plant sizes and proposed numbers /densities where 
appropriate. If within a period of five years from the date of the planting or 
establishment of any tree, or shrub or plant, that tree, shrub, or plant or any 
replacement is removed, uprooted or destroyed or dies or becomes seriously 
damaged or defective another tree or shrub, or plant of the same species and size 
as that originally planted shall be planted at the same place, unless the Local 
Planning Authority gives its written consent to any variation.

9 No development, including works of demolition or site clearance, shall take place 
until a Tree Protection Plan Arboricultural Method Statement and site monitoring 
schedule in accordance with BS:5837:2012 (Trees in relation to design, demolition 
and construction - recommendations) has been submitted to the Local Planning 
Authority and approved in writing. The development shall be carried out only in 
accordance with the approved documents unless the Local Planning Authority gives 
its written consent to any variation.

10 The parking area shown on the approved plan shall be provided prior to the first 
occupation of the development and shall be retained free of obstruction for the 
parking of residents (staff) and visitors vehicles.

11 A flood risk assessment and management and maintenance plan shall be submitted 
to and approved by the Local Planning Authority prior to commencement of 
development. The assessment shall include calculations of increased run-off and 



associated volume of storm detention using WinDes or other similar best practice 
tool. The approved measures shall be carried out prior to the substantial completion 
of the development and shall be adequately maintained in accordance with the 
management and maintenance plan.

12 No development shall take place until a scheme that includes the following 
components to deal with the risks associated with contamination of the site shall 
each be submitted to and approved, in writing, by the local planning authority:
1. A site investigation scheme, based on the Phase 1 Desktop Study Report (Herts 
& Essex Site Investigations, September 2013) to provide information for a detailed 
assessment of the risk to all receptors that may be affected, including those off site.
2. The results of the site investigation and detailed risk assessment referred to in (1) 
and, based on these, an options appraisal and remediation strategy giving full 
details of the remediation measures required and how they are to be undertaken.
3. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (2) are complete 
and identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action.
Any changes to these components require the express written consent of the local 
planning authority. The scheme shall be implemented as approved.

13 No occupation of any part of the permitted development shall take place until a 
verification report demonstrating completion of works set out in the approved 
remediation strategy and the effectiveness of the remediation shall be submitted to 
and approved, in writing, by the local planning authority. The report shall include 
results of sampling and monitoring carried out in accordance with the approved 
verification plan to demonstrate that the site remediation criteria have been met. It 
shall also include any plan (a "long-term monitoring and maintenance plan") for 
longer-term monitoring of pollutant linkages, maintenance and arrangements for 
contingency action, as identified in the verification plan. The long-term monitoring 
and maintenance plan shall be implemented as approved.

14 No development shall take place until a Phase 1 Land Contamination investigation 
has been carried out. A protocol for the investigation shall be submitted to and 
approved in writing by the Local Planning Authority before commencement of the 
Phase 1 investigation. The completed Phase 1 report shall be submitted to and 
approved in writing by the Local Planning Authority prior to the commencement of 
any necessary Phase 2 investigation. The report shall assess potential risks to 
present and proposed humans, property including buildings, crops, livestock, pets, 
woodland and service lines and pipes, adjoining land, groundwaters and surface 
waters, ecological systems, archaeological sites and ancient monuments and the 
investigation must be conducted in accordance with DEFRA and the Environment 
Agency's "Model Procedures for the Management of Land Contamination, CLR 11", 
or any subsequent version or additional regulatory guidance. 
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the Phase 2 site investigation condition 
that follows]

15 Should the Phase 1 Land Contamination preliminary risk assessment carried out 
under the above condition identify the presence of potentially unacceptable risks, no 
development shall take place until a Phase 2 site investigation has been carried out. 



A protocol for the investigation shall be submitted to and approved by the Local 
Planning Authority before commencement of the Phase 2 investigation. The 
completed Phase 2 investigation report, together with any necessary outline 
remediation options, shall be submitted to and approved by the Local Planning 
Authority prior to any redevelopment or remediation works being carried out. The 
report shall assess potential risks to present and proposed humans, property 
including buildings, crops, livestock, pets, woodland and service lines and pipes, 
adjoining land, groundwaters and surface waters, ecological systems, 
archaeological sites and ancient monuments and the investigation must be 
conducted in accordance with DEFRA and the Environment Agency's "Model 
Procedures for the Management of Land Contamination, CLR 11", or any 
subsequent version or additional regulatory guidance. 
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the remediation scheme condition that 
follows]

16 Should Land Contamination Remediation Works be identified as necessary under 
the above condition, no development shall take place until a detailed remediation 
scheme to bring the site to a condition suitable for the intended use has been 
submitted to and approved by the Local Planning Authority. The development shall 
be carried out in accordance with the approved remediation scheme unless 
otherwise agreed in writing by the Local Planning Authority. The remediation 
scheme must include all works to be undertaken, proposed remediation objectives 
and remediation criteria, timetable of works and site management procedures and 
any necessary long term maintenance and monitoring programme. The scheme 
must ensure that the site will not qualify as contaminated land under Part 2A of the 
Environmental Protection Act 1990 or any subsequent version, in relation to the 
intended use of the land after remediation. 
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the verification report condition that 
follows]

17 Following completion of measures identified in the approved remediation scheme 
and prior to the first use or occupation of the development, a verification report that 
demonstrates the effectiveness of the remediation carried out must be produced 
together with any necessary monitoring and maintenance programme and copies of 
any waste transfer notes relating to exported and imported soils shall be submitted 
to the Local Planning Authority for approval. The approved monitoring and 
maintenance programme shall be implemented.  

18 In the event that any evidence of potential contamination is found at any time when 
carrying out the approved development that was not previously identified in the 
approved Phase 2 report, it must be reported in writing immediately to the Local 
Planning Authority. An investigation and risk assessment must be undertaken in 
accordance with a methodology previously approved by the Local Planning 
Authority. Following completion of measures identified in the approved remediation 
scheme, a verification report must be prepared, which is subject to the approval in 
writing of the Local Planning Authority in accordance with the immediately above 
condition.  



19 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority.

20 No development shall be permitted to commence on site until such time as an Order 
securing the diversion of the existing definitive rights of way to a route to be agreed 
with the Local Planning Authority has been confirmed and the new routes have been 
constructed to the satisfaction of the Local Planning Authority.

21 Prior to first occupation of the proposed development, the Developer shall be 
responsible for the provision and implementation of a Residential Travel Information 
Pack for sustainable transport, approved by Essex County Council.

22 No unbound material shall be used in the surface treatment of the vehicular access 
within 6 metres of the highway boundary.

23 There shall be no discharge of surface water onto the Highway.

And the completion by the 26th June 2016 (unless otherwise agreed in writing) of a legal 
agreement under Section 106 of the Town and Country Planning Act to secure 55% 
affordable housing. In the event that the developer/applicant fails to complete a Section 106 
Agreement within the stated time period, Members delegate authority to officers to refuse 
planning permission on the basis that the proposed development would not comply with 
Local Plan policies regarding the provision of affordable housing.

This application is before this Committee since it is an application for residential development 
consisting of 5 dwellings or more (unless approval of reserved matters only) and is recommended 
for approval (Pursuant to The Constitution, Part Three: Scheme of Delegation, Appendix 3) and 
since the recommendation conflicts with a previous resolution of a Committee (Pursuant to The 
Constitution, Part Three: Scheme of Delegation, Appendix 3)

Description of Site: 

Stoneshot Farm is accessed off Hoe Lane, along a Willow lined drive, bounded by a drainage 
ditch. The Site is a former rabbit/poultry farm complex that has diversified into stables and livery 
facility and a number of B1 light industrial uses laid out in a linear fashion near to the site entrance. 
The wider site contains open paddocks, many of which are used for grazing in association with the 
livery use.

The site is located to the rear of Virosa Nursery and a small ribbon of detached properties adjacent 
to the access. The site is otherwise surrounded by agricultural fields and is in the designated 



Green Belt. Individual Preservation Orders have been placed upon trees that line the access into 
the site and a Public Right of Way passes through the application site, following the drainage ditch, 
which runs along the access then across the site in a north-east direction.

Hoe Lane begins in the settlement of Nazeing and extends into the countryside, quickly developing 
the character of a winding country lane without footpath, serving various agricultural and nursery 
sites, some of which have changed use over a number of years. This character is interspersed 
with small clusters of housing, often set back from the highway, in a linear ribbon form following 
the highway.

Description of Proposal: 

The proposed development seeks to clear the existing buildings and uses on site and erect 8x 4-
bedroom detached open market dwellings and 10x 3-bedroom terraced affordable houses. The 
originally submitted application proposed 8x ‘starter homes’, however due to discussion and 
negotiations with the Council’s Housing Department the proposal has been amended to this 
current scheme.

The proposed open market dwellings would each be served by attached double garages and 
driveways. The affordable houses would be served by 20 parking spaces. The dwellings would all 
benefit from private amenity areas and a new internal roadway would be laid to serve the entire 
estate. Additional landscaping is also proposed.

Relevant History: 

EPF/0207/14 - Demolition of existing light industrial buildings and construction of 25 no. 2-bed, 6 
no. 3-bed and 5 no. 4-bed houses (36 dwellings in total), with associated off street parking, private 
gardens, communal amenity space, children’s play area and landscaping – refused 26/02/15

Policies Applied:

CP1 – Achieving Sustainable Development Objectives
CP2 – Protecting the Quality of the Rural and Built Environment
CP3 – New Development
CP4 – Energy Conservation
CP5 – Sustainable Building
CP6 – Achieving Sustainable Urban Development Patterns
CP7 – Urban Form and Quality
CP8 – Sustainable Economic Development
CP9 – Sustainable Transport
GB2A – General Restraint
GB7A – Conspicuous Development 
RP4 – Contaminated Land 
U2B – Flood Risk Assessment Zones
U3B – Sustainable Drainage Systems 
DBE1 – New Buildings
DBE2 – Impact of Buildings on Neighbouring Property
DBE4 – Design and Location of New Buildings within Green Belt
DBE5 – Design and Layout of New Development 
DBE6 – Car Parking in New Development
DBE7 – Public Open Space
DBE8 – Private Amenity space
DBE9 – Amenity
H3A – Housing Density
H4A – Dwelling Mix



H5A – Affordable Housing
H6A – Site Thresholds for Affordable Housing
H7A – Levels of Affordable Housing
H8A – Availability of Affordable Housing in Perpetuity
H9A – Lifetime Homes
NC4 – Protection of Established Habitat
LL1 – Rural Landscape
LL2 – Resist Inappropriate Development
LL3 – Edge of Settlement
LL10 – Retention of Trees
LL11 – Landscaping Schemes
ST1 – Location of Development
ST2 – Accessibility of Development
ST4 – Road Safety
ST6 – Vehicle Parking
ST7– Criteria for Assessing Proposals (new development)
I1A – Planning Obligations

The National Planning Policy Framework (NPPF) has been adopted as national policy since March 
2012. Paragraph 214 states that due weight should be given to relevant policies in existing plans 
according to their degree of consistency with the framework.  The above policies are broadly 
consistent with the NPPF and should therefore be given appropriate weight. 
         
Consultation Carried Out and Summary of Representations Received:

106 neighbouring consultations have been sent and a Site Notice was erected on the 18th March 
2016.

PARISH COUNCIL – The Council supports the application for residential development on this site 
but would prefer 10 family houses without starter homes, which it considers are not sustainable.

WILLOW COTTAGE, HOE LANE – Object as this is an over development of the site, is in an 
unsustainable location, is harmful to the Green Belt, fails to provide affordable housing, is out of 
character with the locality, would make inadequate provision for landscape retention and would 
adversely impact the surrounding landscape character.

LITTLE END, HOE LANE – Object as this would be harmful to the character of the area, there is 
insufficient highway infrastructure, it is harmful to the Green Belt, is in an unsustainable rural 
location, it would result in the loss of employment, it is an overdevelopment of the site and as this 
would result in an increase in vehicle movements.

PETITION SIGNED BY 42 PEOPLE FROM HOE LANE, PALMERS GROVE, SUNNYSIDE & 
WHEELERS CLOSE – Support the application.

BLANKET LETTER SIGNED BY 6 PEOPLE FROM HOE LANE – Support the application as it 
would reduce HGV and commercial vehicle movements, remove inappropriate industrial buildings 
and enhance biodiversity and landscaping. 

Main Issues and Considerations: 

The previous application for 36 new dwellings on this site was refused consent for the following 
reasons:

1. The site is considered to be unsustainable in respect of proximity to shops, services and 
facilities. The new dwelling houses are not readily accessible by sustainable means of 



transport or provide safe and convenient access to pedestrian and cyclists. Future 
residents of the dwellings would therefore be heavily dependent on the use of private cars 
which is contrary to local policies CP1, CP3, ST1, ST2 and ST3 of the Adopted Local Plan 
and Alterations and the National Planning Policy Framework.  

2. The proposal constitutes inappropriate development in the Metropolitan Green Belt for 
which planning permission should not be granted, save in very special circumstances.  In 
addition to the harm by reason of its inappropriateness, the proposed development would 
also be detrimental to the open character of the Green Belt in this location and would 
cause harm to the visual amenity of the area.  The applicant has failed to demonstrate that 
other considerations clearly outweigh that identified harm to the Green Belt and, as such, 
the proposed development is therefore contrary to Government guidance contained within 
the National Planning Policy Framework and saved policies GB2A and GB7A of the 
adopted Local Plan and Alterations.

3. The site is within the area identified in the Epping Forest District Local Plan as Metropolitan 
Green Belt. The proposed dwelling houses are materially greater in size and scale than 
that of the buildings that they are proposed to replace particularly in relation to their bulk, 
massing and height and the developed area extends on to currently undeveloped open 
land. The proposal would therefore result in undue intensification of built development at 
the site that would unduly diminish the rural character and the openness of the Green Belt 
and thus not accord with the aims and objectives of including land within the Green Belt. 
No adequate very special circumstances have been demonstrated by the applicant to 
outweigh the significant harm of the development to the Green Belt. The proposal is 
contrary to polices CP2, GB2A and GB7A of the Adopted Local Plan and Alterations and 
the National Planning Policy Framework.

4. The proposal fails to provide on-site affordable housing despite such provision being 
financially viable and the site being suitable for such development, as such the 
development is contrary to policies H5A, H6A, and H7A of the Adopted Local Plan and 
Alterations and Para 50 of the NPPF.

5. The proposed development is of a design, scale, layout and form that is out of character 
with the local area and detracts from local distinctiveness contrary to policies CP2, CP3, 
DBE1, DBE4 and DBE5 of the Adopted Local Plan and Alterations and the National 
Planning Policy Framework.

6. The proposed development has failed to adequately demonstrate sufficient retention of 
landscaping particularly protected trees along the site access due to conflicting supporting 
documentation supplied.  The development is therefore contrary to policy LL10 of the 
Adopted Local Plan and Alterations and the National Planning Policy Framework.

7. The proposed development would result in significant adverse impact when viewed from 
the surrounding countryside to the detriment of the character of the rural landscape and 
contrary to the aims and objectives of policy LL2 of the Adopted Local Plan and Alterations 
and the National Planning Policy Framework.

8. The applicant has failed to make adequate provision for the retention of the existing public 
right of way through the site to the detriment of local amenities, contrary to CP2, RST2 and 
RST3 of the Adopted Local Plans and Alterations and the National Planning Policy 
Framework.

Principle of development in the Green Belt and Sustainability:



The application site is a lawful stables and commercial site that has been in use for a number of 
years. The National Planning Policy Framework identifies that the erection of buildings within the 
Green Belt constitutes inappropriate development with a number of exceptions, including:

 limited infilling or the partial or complete redevelopment of previously developed sites 
(brownfield land), whether redundant or in continuing use (excluding temporary buildings), 
which would not have a greater impact on the openness of the Green Belt and the purpose 
of including land within it than the existing development.

The definition of previously developed land is provided within Annex 2 of the Framework and 
reads:

Previously developed land: Land which is or was occupied by a permanent structure, 
including the curtilage of the developed land (although it should not be assumed that the 
whole of the curtilage should be developed) and any associated fixed surface infrastructure. 
This excludes: land that is or has been occupied by agricultural or forestry buildings; land 
that has been developed for minerals extraction or waste disposal by landfill purposes 
where provision for restoration has been made through development control procedures; 
land in built-up areas such as private residential gardens, parks, recreational grounds and 
allotments; and land that was previously-developed but where the remains of the 
permanent structure or fixed surface structure have blended into the landscape in the 
process of time.

Given the lawful use of the site for equestrian and commercial purposes the application site would 
constitute previously developed (brownfield) land. However, as stated above, in order for this to 
form an exception to inappropriate development any proposed redevelopment must not have a 
greater impact on the Green Belt and the purpose of including land within it than the existing 
development.

The potential impact on the Green Belt covers many factors, including increased activity and type 
of use. However one of the key considerations is the impact on openness, which is largely reliant 
on the level of built development on a site. The existing site currently contains a number of 
commercial buildings that have a total footprint of 3483m2 and range in heights from 2.5m to 8.6m. 
The majority of the application site not covered by buildings is laid to hardstanding (west of the 
drainage ditch) or by a large manege (east of the drainage ditch).

The footprint of the proposed new dwellings would total some 1942m2, which would be an 
approximate 44% reduction in the level of building cover on the existing site. Whilst the proposed 
new dwellings would all be two storeys in height and would in part replace low single storey 
structures the volume of the new development would be no greater than the overall volume of 
buildings currently on site. This revised application largely restricts redevelopment to the areas of 
existing buildings and hardstanding and is no longer considered to ‘encroach onto undeveloped 
open land’.

Further to the above physical impact, matters such as vehicle movements (type and number), level 
of activity, type of use, and any resultant nuisance (such as noise, pollution, etc.) would also be 
factors that determine whether the redevelopment of this site would have a greater impact on the 
Green Belt than the existing use. All of these factors would likely be reduced as a result of the 
proposed redevelopment, particularly the reduction of commercial and HGV vehicle movements. 
As such this reduced scheme would now constitute the above exception to inappropriate 
development within the Green Belt and would therefore be considered acceptable in Green Belt 
terms.

Notwithstanding the above it is a requirement of paragraph 14 of the NPPF and Local Plan policies 
CP1 and CP2 that proposed development is sustainable. By definition this means that a 



development must meet all three aspects of sustainable development, these being environmental, 
economic and social.

The proposals would provide 18 dwellings, 10 of which would be affordable houses, which would 
assist in the Council achieving its five-year land supply and would provide greater choice of 
accommodation to residents of the area. Furthermore there would be a benefit arising in the short 
term from the construction of the development and future occupiers would support the local 
economy in the longer term, which would meet the economic dimension. Lastly the new dwellings 
would be constructed in accordance to the current Building Regulations, which requires 
sustainable construction and energy efficiency, and would allow for additional planting on the site. 
These factors of the development accord with the principles of sustainable development.

The loss of existing employment uses and associated jobs on site would not be economically 
sustainable however the NPPF no longer requires that consideration be given as a preference to 
uses resulting in employment. Of more concern is the unsustainable location of the development. 
As determined in the previous refusal the provision of housing on this site would constitute an 
unsustainable development since the site is well separated from services and facilities, does not 
benefit from links to public transport, and there are no pavements along most of Hoe Lane.

Whilst the National Planning Policy Framework and Local Plan promotes sustainable forms of 
development and encourages new development (particularly housing development) to areas with 
good public transport links a recent appeal decision at North Weald Golf Club was allowed for the 
erection of 20 flats. The sole reason for refusal on this scheme was sustainability, with the main 
issue being the lack of alternative sustainable transport options. Within the decision letter the 
Planning Inspector recognises that the site is not within a sustainable location however concluded 
that this issue alone is not sufficient to outweigh the benefits of the scheme, including the social 
benefits of “providing a supply of housing to meet the needs of present and future generations”.

The Council is currently in the process of preparing a new Local Plan, where sites will be identified 
for residential development. In order to meet this requirement the Council has received figures 
from the revised SHMA which covers the Housing Market Area of Epping Forest, East Herts, 
Harlow and Uttlesford and has been accepted into the Local Plan evidence base as of October 
2015. The SHMA suggests a total figure of 11,300 new homes as the Objectively Assessed 
Housing Need (OAHN) for Epping Forest District Council over the Local Plan period 2011-2033.

The SHMA gives a figure for the OAHN of the District and for the rest of the SHMA area, but the 
Local Plan housing requirement will not necessarily be the same as the OAHN. This is because 
the Council has to do further work considering factors such as capacity in terms of strategic 
constraints, other Evidence Base information, the Council’s policy aspirations and also how to 
apportion the need over the Housing Market Area, i.e. between Epping Forest, East Herts, Harlow 
and Uttlesford. It will be the decision of members of the four authorities to discuss this 
apportionment through the Duty to Co-operate. 

Consequently whilst the Council does have a supply of housing sites it cannot be assessed 
whether this is sufficient to amount to a five year supply as required by the NPPF. This is due to 
the fact that the Council does not yet have an adopted housing requirement and as a result it 
cannot be calculated. Nonetheless the Council concedes that it cannot demonstrate a five year 
supply of housing sites as required by the NPPF. It is accepted that the lack of a demonstrable five 
year supply of housing weighs in favour of granting planning permission. It is also recognised that 
recent appeal decisions have made it clear that policies for the supply of housing should not be 
considered ‘up-to-date’ if the LPA cannot demonstrate a five-year supply of deliverable housing 
sites. Therefore the unsustainable location of the development in itself would not be sufficient to 
refuse consent of the scheme.

Housing need and affordable housing:



In respect of affordable housing, the application has been amended following discussions with the 
Councils Housing Department and it is now proposed that there would be 10x 3-bed affordable 
houses on site. In terms of the number of dwellings this would result in a 55% provision of 
affordable housing, which is higher than the 50% required by policy H7A. As such the proposal 
now complies with the relevant housing policies.

Design:

With regards to the open market housing the proposal seeks to provide two separate designs of 
houses with mirrored examples to give the appearance of four different house types. These would 
all be two storeys with large hipped roofs and front gable projections. One of the designs would 
have a more horizontal emphasis with the other design having the ridge running front to back. Both 
house types would have attached double garages with a habitable roof area. The dwellings would 
have a traditional appearance that would be considered appropriate to this semi-rural edge of 
settlement location.

The open market houses would all be detached and follow the general principles of Boulevard 
Planning, as recommended by the Essex Design Guide for densities of up 13 houses per hectare, 
as the houses vary in design and, with the exception of Unit 1, are set back a minimum of 7.5m 
from the road with large trees to be located within the front gardens.

The proposed affordable housing would consist of two terraces of dwelling. One terrace would be 
a continuous run of 6 houses with a hip ended pitched roof and a single inset gable roof feature to 
the front and two inset gable roof features to the rear. The other terrace would consist of a 
staggered row of 4 houses with gable ended pitched roofs. These would be more urban in design 
and layout and to a higher density than the open market housing, however are not considered to 
be detrimental to the overall character and appearance of the area.

The garden provision is acceptable for future occupiers and complies with the guidance contained 
within the Essex Design Guide and policy DBE8. The open market houses would have gross 
internal floor areas (GIA) in excess of 280m2 and therefore are clearly larger than the minimum 
GIA of 124m2 as laid out in the Nationally Described Space Standards. The affordable houses 
would be significantly smaller than the open market dwellings but would nonetheless have GIA of 
93.5m2, which complies with the minimum 93m2 as prescribed by the Nationally Described Space 
Standards. 

Whilst a large portion of the wider site would be left undeveloped this no longer forms part of the 
application site and would be retained by the applicant. Therefore this area does not form part of 
this consideration.

Neighbouring Amenity:

The proposed new dwellings would be separated by a significant distance from neighbouring 
properties. This degree of separation results in sufficient distance to offset policy requirements in 
respect of overlooking, overshadowing or loss of privacy.

Whilst direct impacts are mitigated to neighbouring properties by the degree of separation, the 
proposals would undeniably alter the view from the existing properties. However planning policy 
offers no protection of a view and therefore this is not a material consideration in this application.

The previous application for 36 dwellings was not refused on the grounds of harm to neighbour 
amenities and therefore it is considered that this reduced scheme would similarly not cause any 
excessive detrimental impact on the amenities of surrounding residents.



Landscaping:

The applicant has provided tree information relating to the application that demonstrates that the 
trees subject to a preservation order can be retained. Nonetheless the Council’s landscaping 
Officer still raises concerns regarding the impact of the development on the rural landscape. 
Although the previous application was refused consent since it was considered that “the proposed 
development would result in significant adverse impact when viewed from the surrounding 
countryside to the detriment of the character of the rural landscape” this latest application is a 
much reduced scheme with a lower density and more appropriate layout for this semi-rural site. 
The existing site largely consists of commercial buildings and areas of hardstanding with little 
landscaping (with the exception of the TPO trees along the access road). The existing buildings, 
whilst predominantly low and single storey in nature, are of no architectural merit and do not 
enhance the overall appearance of this area.

The proposed new development, whilst residential in nature and higher than many of the existing 
buildings, would be a lower density than previously proposed and would incorporate a significant 
level of additional tree planting, including planting around the site boundaries. The provision of this 
housing scheme is not considered to have any significantly greater impact on the appearance of 
the area than the existing commercial site and the provision of additional landscaping would help 
to soften and screen the proposal.

Therefore, subject to conditions, the development is not considered to be harmful to the existing 
landscaping on site or the overall rural character of the area.

Ecology:

The application is accompanied by an Ecology Assessment. Subject to the recommendations in 
the Ecology Report (November 2013) by Applied Ecology there are no objections in respect of 
ecology.

Land Drainage:

The Council’s land drainage team have no objection to the proposals subject to conditions 
requiring a Flood Risk Assessment for Surface Water and a condition for details of Foul water 
disposal. Conditions regarding contamination, foul water drainage, surface water infiltration and 
surface water drainage systems are also required, as previously suggested by the Environment 
Agency.

Highways (access and parking):

The Highway Authority has raised no objection to the proposed development subject to the 
diversion of the Public Right of Way and various other conditions. Whilst local concerns regarding 
the access are noted Essex County Council have concluded that the proposal will “reduce vehicle 
movements to the site especially with regard to HGV movements along Hoe Lane”.

The existing right of way that runs through the site would have to be diverted in part however the 
layout of this proposed scheme would easily achieve this. Therefore, subject to this Public Right of 
Way being altered and thereafter remaining clear and open to the public it is no longer considered 
that the proposal would result in the loss of the public right of way.

There is more than sufficient off-street parking provided to comply with the ECC Vehicle Parking 
Standards.

Other Matters:



Contaminated Land:

The application has been submitted with a Site Investigations’ Phase 1 report dated September 
2013 which has identified the potential for contaminants to be present from farming, stabling and 
industrial uses and has recommended that further investigation is required. The Phase 1 report will 
require revising in order that the Site Walkover can be updated and revised development details 
included. As such full contamination conditions are required.

Education:

In the previous application Essex County Council requested a £262,864 education contribution. At 
the time of writing the report no response was received with regards to this revised scheme. It was 
expected that a similar, albeit lower, contribution would have been requested.

Regulation 123(3) of the Community Infrastructure Levy Regulations (2010) deals with the 
limitations on the use of planning obligations in the determination of planning applications and 
appeals and at the end of the transitional period on 6 April 2015 the requirements of the 
Regulation came into effect. Following the end of the transitional period a planning obligation may 
not constitute a reason for granting planning permission where it provides for the funding or 
provision of an infrastructure project or type of infrastructure, and five or more separate planning 
obligations have previously been entered into on or after 6 April 2010 that already provide for the 
funding or provision of that project or type of infrastructure. It may be due to this that Essex County 
Council are no longer requesting a financial contribution. However if any response is received 
before the Committee date then these will be verbally reported to Members.

Conclusion:

In light of the above it is considered that this revised development has overcome the majority of 
the previous reasons for refusal. The only remaining concern is with regards to the unsustainable 
location of the site. However since the Council cannot currently demonstrate a five-year supply of 
deliverable housing sites the policies for the supply of housing should not be considered ‘up-to-
date’. The recent appeal decision at North Weald Golf Club made it clear that the lack of a 
demonstrable five-year supply of deliverable housing sites was sufficient enough to outweigh the 
harm from the unsustainable location of a development. As such it is no longer considered that this 
reason alone would be sufficient enough to refuse consent for this development.

With respect to overcoming the previous reasons for refusal, these are summarised as follows:

1. The site is considered to be unsustainable in respect of proximity to shops, services and 
facilities. The new dwelling houses are not readily accessible by sustainable means of 
transport or provide safe and convenient access to pedestrian and cyclists. Future 
residents of the dwellings would therefore be heavily dependent on the use of private cars 
which is contrary to local policies CP1, CP3, ST1, ST2 and ST3 of the Adopted Local Plan 
and Alterations and the National Planning Policy Framework.  

As stated above, due to the lack of a five-year supply of delivery housing sites this reason in itself 
would not be sufficient to refuse consent of the scheme.

2. The proposal constitutes inappropriate development in the Metropolitan Green Belt for 
which planning permission should not be granted, save in very special circumstances.  In 
addition to the harm by reason of its inappropriateness, the proposed development would 
also be detrimental to the open character of the Green Belt in this location and would 
cause harm to the visual amenity of the area.  The applicant has failed to demonstrate that 
other considerations clearly outweigh that identified harm to the Green Belt and, as such, 
the proposed development is therefore contrary to Government guidance contained within 



the National Planning Policy Framework and saved policies GB2A and GB7A of the 
adopted Local Plan and Alterations.

The proposed development has been reduced in scale and would have a significantly smaller floor 
area and no greater volume than the existing commercial buildings on the site. It is not considered 
that the design and impact of the houses would have any significantly greater impact on openness 
and character than the existing buildings on site.

3. The site is within the area identified in the Epping Forest District Local Plan as Metropolitan 
Green Belt. The proposed dwelling houses are materially greater in size and scale than 
that of the buildings that they are proposed to replace particularly in relation to their bulk, 
massing and height and the developed area extends on to currently undeveloped open 
land. The proposal would therefore result in undue intensification of built development at 
the site that would unduly diminish the rural character and the openness of the Green Belt 
and thus not accord with the aims and objectives of including land within the Green Belt. 
No adequate very special circumstances have been demonstrated by the applicant to 
outweigh the significant harm of the development to the Green Belt. The proposal is 
contrary to polices CP2, GB2A and GB7A of the Adopted Local Plan and Alterations and 
the National Planning Policy Framework.

The proposed development has been reduced in scale and would have a significantly smaller floor 
area and no greater volume than the existing commercial buildings on the site. As such the 
proposal now constitutes an exception to inappropriate development in the Green Belt.

4. The proposal fails to provide on-site affordable housing despite such provision being 
financially viable and the site being suitable for such development, as such the 
development is contrary to policies H5A, H6A, and H7A of the Adopted Local Plan and 
Alterations and Para 50 of the NPPF.

The development proposes 10 of the 18 dwellings to be affordable housing in line with the 
Councils requirements.

5. The proposed development is of a design, scale, layout and form that is out of character 
with the local area and detracts from local distinctiveness contrary to policies CP2, CP3, 
DBE1, DBE4 and DBE5 of the Adopted Local Plan and Alterations and the National 
Planning Policy Framework.

The proposed development has been reduced in number and density and is laid out more in line 
with the Essex Design Guide recommendations. It is therefore not considered that the design and 
impact of the houses would be detrimental to the character and appearance of the area.

6. The proposed development has failed to adequately demonstrate sufficient retention of 
landscaping particularly protected trees along the site access due to conflicting supporting 
documentation supplied.  The development is therefore contrary to policy LL10 of the 
Adopted Local Plan and Alterations and the National Planning Policy Framework.

The applicant has provided tree information that demonstrates that the trees subject to a 
preservation order can be retained.

7. The proposed development would result in significant adverse impact when viewed from 
the surrounding countryside to the detriment of the character of the rural landscape and 
contrary to the aims and objectives of policy LL2 of the Adopted Local Plan and Alterations 
and the National Planning Policy Framework.



The proposed development would be a lower density than previously proposed and would 
incorporate a significant level of additional tree planting, including planting around the site 
boundaries. The provision of additional landscaping would help to soften and screen the proposal 
and as such this scheme is not considered to have any significantly greater impact on the 
appearance of the area than the existing commercial site.

8. The applicant has failed to make adequate provision for the retention of the existing public 
right of way through the site to the detriment of local amenities, contrary to CP2, RST2 and 
RST3 of the Adopted Local Plans and Alterations and the National Planning Policy 
Framework.

The development has been laid out to enable the existing right of way to be diverted in part.

Due to the above it is considered that the revised development has overcome the majority of the 
previous reasons for refusal and as such the balance of issues is now such that the proposal is 
considered to comply with the guidance contained within the National Planning Policy Framework 
and the relevant Local Plan policies. Therefore the application is recommended for approval, 
subject to a S106 legal agreement and relevant conditions.

Should you wish to discuss the contents of this report item please use the following 
contact details by 2pm on the day of the meeting at the latest:

Planning Application Case Officer:   Graham Courtney
Direct Line Telephone Number:   01992 564228

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk 
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Report Item No: 2

APPLICATION No: EPF/0670/16

SITE ADDRESS: North Villa 
Mott Street 
Waltham Abbey 
Essex 
IG10 4AP

PARISH: Waltham Abbey

WARD: Waltham Abbey High Beach

APPLICANT: Mr John Lyons

DESCRIPTION OF 
PROPOSAL:

The conversion of one existing house into two houses.

RECOMMENDED 
DECISION:

Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=583258

CONDITIONS 

1 The development hereby permitted must be begun not later than the expiration of 
three years beginning with the date of this notice.

2 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: 281-PL: 11, 12 281-EX10 and the submitted block plan

3 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 as amended (or any other Order 
revoking, further amending or re-enacting that Order) no development generally 
permitted by virtue of Classes A and E of Part 1 of Schedule 2 to the Order  shall be 
undertaken without the prior written permission of the Local Planning Authority.

4 There shall be no discharge of surface water onto the Highway.  

5  No unbound material shall be used in the surface treatment of the vehicular access 
within 6 metres of the highway boundary. 

6 No development shall take place until details of surface water disposal have been 
submitted to and approved in writing by the Local Planning Authority. The 
development shall be implemented in accordance with such agreed details.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=583258


7 The proposed use of this site has been identified as being particularly vulnerable if 
land contamination is present, despite no specific former potentially contaminating 
uses having been identified for this site.  

Should any discoloured or odorous soils be encountered during development works 
or should any hazardous materials or significant quantities of non-soil forming 
materials be found, then all development works should be stopped, the Local 
Planning Authority contacted and a scheme to investigate the risks and / or the 
adoption of any required remedial measures be submitted to, agreed and approved 
in writing by the Local Planning Authority prior to the recommencement of 
development works.

Following the completion of development works and prior to the first occupation of 
the site, sufficient information must be submitted to demonstrate that any required 
remedial measures were satisfactorily implemented or confirmation provided that no 
unexpected contamination was encountered.

8 No development shall take place until wheel washing or other cleaning facilities for 
vehicles leaving the site during construction works have been installed in 
accordance with details which shall be submitted to and agreed in writing by the 
Local Planning Authority. The approved installed cleaning facilities shall be used to 
clean vehicles immediately before leaving the site.

9 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority.

This application is before this Committee since it is for a type of development that cannot be 
determined by Officers if more than two objections material to the planning merits of the proposal 
to be approved are received (Pursuant to The Constitution, Part Three:  Planning Services – 
Delegation of Council functions, Schedule 1, Appendix A.(f).)

Description of site

The application site is located on Mott Street, which is located within the settlement of High Beach. 
The existing building is a two storey detached dwelling situated within a relatively short and wide 
plot. The neighbours are similar large two storey dwellings, the majority of which have rather large 
curtilages. The site is located within the boundaries of the Metropolitan Green Belt and it is not in a 
conservation area. 

Description of proposal

The proposed development is for an extension to the existing dwelling and the sub division of the 
existing building to facilitate an additional dwelling. 



Relevant history 

Pre application submitted for the extension to the existing dwelling and erection of new building to 
form three separate dwellings. 

WHX/0109/70 - EXTN TO DWG – Approved

EPF/0249/84 - Single storey workshop/shed rear of garage serving. - Approved

EPF/3230/15 - conversion of an existing dwelling into two separate dwellings and the erection of a 
new building for an additional dwelling. – Refused  

EPF/0483/16 – Conversion of existing dwelling into two separate dwellings and the erection of a 
new dwelling – Refused due to adverse impact on Green Belt and adverse impact of parking to 
front of property.

Policies Applied

GB2A – Development in the Green Belt
GB7A – Conspicuous Development
CP7 – Quality of development
CP2 – Protecting the Quality of the Rural and Built Environment
DBE10 – Design of Residential Extensions
DBE9 – Impact on amenity
H1A – Housing Provision
H2A – Previously Developed Land
DBE6 – Car parking in new developments
ST1 – Location of development
ST2 – Accessibility of development
ST4 – Road Safety
ST6 – Vehicle Parking standards
LL11 – Landscaping
U3B – Sustainable drainage
DBE8 – Private amenity Space
DBE1 – Design of new buildings
RP4 – Contaminated land

The National Planning Policy Framework (NPPF) has been adopted as national policy since March 
2012. Paragraph 214 states that due weight should be given to the relevant policies in existing 
plans according to the degree of consistency with the framework. The above policies are broadly 
consistent with the NPPF and should therefore be given appropriate weight.

Consultation carried out and summary of representations received 

5 neighbouring residents were consulted. No Site Notice was required.

LANTERNS – OBJECTION – The development will appear completely out of character with the 
street scene. Mott Street is also relatively busy and this development would cause significant more 
traffic. 

STONECROFT - OBJECTION – The application is an overdevelopment of the site and there is 
insufficient parking. The loss of parking spaces would cause significant harm to the already heavily 
parked Mott Street. 



CINDERS COTTAGE – OBJECTION – The new development will be significantly higher than my 
property and as a result will cause significant harm to our light and privacy. The development will 
cause an excessive demand for parking and will cause significant harm to the character and 
appearance of the area. There will be significant harm to users of the public highway as there is no 
pavement on this part of Mott Street. 

VINE COTTAGE – OBJECTION – The development would set an undesirable precedent and 
cause significant harm to the openness of the Green Belt. The offer of parking is not sufficient and 
would cause significant congestion and demand for on street parking. 

REGINA – OBJECTION – The new dwellings would cause significant overlooking of our property. 
There is insufficient parking to allow for so many dwellings in this location and would cause a 
danger. The new dwellings will appear harmful to the character of the street scene. 

TWELVE TREES – OBJECTION – There will be an overdependence on the use of cars and there 
is insufficient space for parking at the front of this property. 

MOTTS COTTAGE – OBJECTION – Having an increase to 4 cars will make it even more 
dangerous for pedestrians on what is a very narrow street with no pavements.  Children as young 
as 4 have to walk to and from school 8 houses away and already it is hazardous. This is green belt 
and there are no special circumstances for converting 1 house into 2

WALTHAM ABBEY TOWN COUNCIL – NO OBJECTION

Issues and considerations 

The main issues to consider are the potential impacts on the openness of the Green Belt, the living 
conditions of the neighbours, the character and appearance of the locality, the existing parking and 
highway use, sustainability issues, land drainage, trees and landscaping and land contamination, 
and whether it overcomes the previous reasons for refusal. 

Green Belt

The scheme has changed from the previous refusal by the removal of the new house and is now 
just for the conversion of the existing dwelling into 2 separate dwellings, with a two storey 
extension on the east flank. . The National Planning Policy Framework (NPPF, CLG, 2012) states 
that unless the building of new dwellings in the Green Belt falls within certain exceptions it 
constitutes inappropriate development and should be refused planning permission unless very 
special circumstances can be demonstrated which clearly outweigh the harm to the Green Belt. 

Paragraphs 89 and 90 of the NPPF give these specific exceptions to inappropriate development 
one of which is the:

‘limited infilling or the partial or complete redevelopment of previously developed sites (brownfield 
land), whether redundant or in continuing use (excluding temporary buildings), which would not 
have a greater impact on the openness of the Green Belt and the purpose of including land within 
it than the existing development’ 

In order to facilitate the successful implementation of this policy the NPPF helpfully defines what 
constitutes previously developed land, which is:

Land which is or was occupied by a permanent structure, including the curtilage of the developed 
land (although it should not be assumed that the whole of the curtilage should be developed) and 
any associated fixed surface infrastructure. This excludes: land that is or has been occupied by 
agricultural or forestry buildings; land that has been developed for minerals extraction or waste 



disposal by landfill purposes where provision for restoration has been made through development 
control procedures; land in built-up areas such as private residential gardens, parks, recreation 
grounds and allotments; and land that was previously-developed but where the remains of the 
permanent structure or fixed surface structure have blended into the landscape in the process of 
time.

Having regard to this explanation of previously developed land it is plain that the dwelling itself 
could reasonably fall within this definition, which includes the single storey attached garage to its 
side elevation. 

The new dwelling will be positioned in place of the single storey attached garage and is therefore 
within what is defined as previously developed land. However a proviso of this exception to 
inappropriate development is that the new development must not have a greater impact on the 
openness of the Green Belt and the purpose of including land within it than the existing 
development. 

There will clearly be a substantial increase in the volume of the developed area of land which will 
clearly have a materially greater impact on the openness of the Green Belt than the existing 
situation. Consequently the proposal fails to fall within this exception as defined by the NPPF and 
is therefore inappropriate development in the Green Belt. 

However, a further exception to inappropriate development is:

The extension or alteration of a building provided that it does not result in disproportionate 
additions over and above the size of the original building

Although the proposal seeks permission for a new dwelling, in essence it is akin to an extension of 
the existing building and therefore should be considered within the context of this exception. The 
original dwelling had a floor area of approximately 126sqm. Extensions added in 1970 and 1984 
added a further 71sqm, which amounts to an increase of 56%. The proposal seeks the removal of 
the storage area to the rear and to build above the existing single storey garage, built in 1984. The 
result is that in terms of floor area, there is no difference to the current situation and the increase 
over the original floor area remains approximately 56% albeit at first floor level. The increased 
height of the extended area of the building, which will be overtly visible from public viewpoints will 
cause more harm to the openness of the Green Belt than the existing single storey extension, 
however in the context of this exception given by the NPPF openness is assessed on whether the 
extension is disproportionate to the original building. The result of this analysis is that the new 
dwelling falls within this exception to inappropriate development in the Green Belt and overcomes 
the previous reason for refusal. 

Five year housing supply 

The Council is currently in the process of preparing a new Local Plan, where sites will be identified 
for residential development. In order to meet this requirement the Council has recently received 
figures from the revised SHMA which covers the Housing Market Area of Epping Forest, East 
Herts, Harlow and Uttlesford and has been accepted into the Local Plan evidence base as of 
October 2015. The SHMA suggests a total figure of 11,300 new homes as the Objectively 
Assessed Housing Need (OAHN) for Epping Forest District Council over the Local Plan period 
2011-2033.

The SHMA gives a figure for the OAHN of the District and for the rest of the SHMA area, but the 
Local Plan housing requirement will not necessarily be the same as the OAHN. This is because 
the Council has to do further work considering factors such as capacity in terms of strategic 
constraints, other Evidence Base information, the Council’s policy aspirations and also how to 
apportion the need over the Housing Market Area, i.e. between Epping Forest, East Herts, Harlow 



and Uttlesford. It will be the decision of members of the four authorities to discuss this 
apportionment through the Duty to Co-operate. 

Consequently whilst the Council does have a supply of housing sites (through extant permissions) 
it cannot be assessed whether this is sufficient to amount to a five year supply as required by the 
NPPF. This is due to the fact that the Council does not yet have an adopted housing requirement 
and as a result it cannot be calculated. Therefore whilst the Council concedes that it cannot 
demonstrate a five year supply of housing sites as required by the NPPF, it does not accept that it 
does not have one which amounts to a five year supply. 

Given that the NPPF requires a demonstrable five year supply of housing, paragraph 49 of the 
NPPF is engaged whereby Local plan policies which address the supply of new housing are 
considered to be out of date. As a result these policies are to be afforded less weight in the 
decision making process. 

The lack of a five year supply of housing weighs in favour of granting planning permission and is 
attributed substantial weight in this application.  

Living conditions of neighbours 

The dwelling on plot one will be a significant distance from the shared boundary with Cinders 
Cottage and as such will not harm its living conditions. 

The rear elevation of the dwelling on plot two will be level with the front elevation of Regina located 
adjacent and will leave a gap to the shared boundary of 1m. Furthermore this neighbour is set 
approximately 3m to this shared boundary. Whilst the dwelling will be overtly visible from ground 
and first floor windows on the front elevation of Regina, given the degree of separation between 
the two neighbours as well as the fact that Regina has a large, open and wide aspect there will be 
no harm to their living conditions.  

The occupiers of Regina have raised a concern that the new dwelling will overlook their property. 
However the side elevation of the new dwelling on plot two will have a blank elevation and whilst 
there is a first floor bedroom window on the rear elevation, its orientation is such that it will not 
cause significant harm to this neighbour.

Character and appearance of locality

The new dwellings are conventionally designed, whose detailed finishes akin to the other 
development on Mott Street. Its size, bulk and scale are such that it would not appear overly 
prominent in the street scene or cause any harm to its character and appearance. 
The new dwellings will have enough space for two parking spaces to the front of the site and there 
is potential for parked cars to somewhat dominate this front elevation. However it is relatively 
common for residents to utilise the front part of their sites for parking vehicles and it is not 
considered that this will cause any significant harm to the character or appearance of the street 
scene. The removal of the extra house from the previous application has overcome the second of 
the previous reasons for refusal as the extra parking is confined to one of the two new dwellings 
and does not have an excessive impact on the street scene. 

Parking and Access

Concern has been raised by residents of Mott Street that further residential development in this 
area would cause significant harm to highway safety issues. Through discussions and a formal 
response from the Councils Highway advisor from Essex County Council the site would utilise an 
existing parking area and although would cause an increased number of vehicle movements to 



and from this area of Mott Street it will not significantly increase the potential harm to the safety of 
road users. 

The application offers enough space for two parking areas per residence which would be sufficient 
for this location and would not cause an excessive demand for on street parking. The applicant 
has submitted various photographs which show that it would be possible for parking to be provided 
at the front of the site. 

Sustainability 

The NPPF states that there is a general presumption in favour of sustainable development, 
however it does not explicitly define what constitutes sustainable development. However there is a 
general inclination to target new development around existing transport hubs and urban areas to 
minimise private vehicle use, promote public transport and reduce the potential impacts there will 
be on the environment and to create socially and economically sustainable communities.

The development in question is not located within close proximity to existing shops, services, 
hospitals or any public transport. As a result it is clearly in an unsustainable location and would be 
heavily reliant on the use of private motor vehicles which is contrary to the guidance contained 
within the NPPF.

However a development of this scale, (a net increase of two dwellings) would not significantly 
impact on the existing sustainability issues and would therefore not cause an excessive amount of 
harm in terms of sustainability. On balance therefore, the Council considers that whilst the 
development is unsustainable, any harm caused will not be significant. 

Land Drainage 

The site does not lie within an Epping Forest District Council flood risk assessment zone and 
therefore a Flood Risk Assessment is not required. The applicant is proposing to dispose of 
surface water by main sewer. However, Council records do not indicate a surface water sewer at 
this location. Therefore, further details are required, which could be secured through planning 
conditions. 

Trees and landscaping 

There are no significant trees on the site and therefore the tree and landscape team have raised 
no objection. 

Land Contamination 

Domestic dwellings with gardens are classified as a particularly sensitive use but there is no 
evidence of any potentially significant contaminating activities having taking place historically on 
the site (records indicate that North Villa was already present by the mid nineteenth Century and 
has remained in domestic use since this time) 

As potential land contamination risks are likely to be low, it should not be necessary for these risks 
to be regulated under the Planning Regime by way of standard conditions. It is the responsibility of 
the developer to ensure the safe development of the site and the addition of a single condition 
requiring the developer to stop development, contact the Local Planning Authority and carry out 
any necessary agreed investigation and remediation works if significant contamination is 
encountered should suffice.
 



Conclusion

The development is recommended for approval. 

Should you wish to discuss the contents of this report item please use the following 
contact details by 2pm on the day of the meeting at the latest:

Planning Application Case Officer: James Rogers
Direct Line Telephone Number: 01992 564 371

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk
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Report Item No: 3

APPLICATION No: EPF/0844/16

SITE ADDRESS: 20 Barn Hill
Roydon
Harlow
Essex
CM19 5LB

PARISH: Roydon

WARD: Broadley Common, Epping Upland and Nazeing

APPLICANT: Mr Paul Swainson

DESCRIPTION OF 
PROPOSAL:

Erection of a side and rear extension, loft conversion involving re-
pitching of the roof, three rear dormers and three front dormers.

RECOMMENDED 
DECISION:

Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=583636

CONDITIONS 

1 The development hereby permitted must be begun not later than the expiration of 
three years beginning with the date of this notice.

2 Materials to be used for the external finishes of the proposed development shall 
match those of the existing building, unless otherwise agreed in writing by the Local 
Planning Authority.

3 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 as amended (or any other Order 
revoking, further amending or re-enacting that Order) no extensions generally 
permitted by virtue of Class A, B or D of Part 1 of Schedule 2 to the Order  shall be 
undertaken without the prior written permission of the Local Planning Authority.

This application is before this Committee since the recommendation is for approval contrary to an 
objection from a local council which is material to the planning merits of the proposal (Pursuant to 
The Constitution, Part Three: Scheme of Delegation, Appendix 3)

Description of Site:

The application site is a detached bungalow located on the eastern side of Barn Hill, which is part 
of a small built up enclave within the Metropolitan Green Belt.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=583636


Description of Proposal:

Revised application for the erection of a two storey side extension, single storey rear extension 
and formation of a loft conversion. The side extension would measure 2.65m in width and would 
wrap around to form the single storey rear extension, which would measure 4.5m in depth and 
stretch the entire width of the property. The loft conversion would be formed through the raising 
(repitching) of the roof, the provision of part hipped gable ends, and the introduction of three front 
dormers and three rear dormers. The side extension would continue the newly proposed roof plan 
form and the proposed rear extension would be flat roofed to a height of 2.7m. Both the rear and 
side extensions would in part replace existing single storey projections.

Relevant History:

CLD/EPF/1303/12 - Certificate of lawful development for a proposed single storey rear extension – 
lawful 02/08/12
CLD/EPF/1304/12 - Certificate of lawful development for a proposed rear dormer and roof 
alterations in a loft conversion – lawful 02/08/12
EPF/2873/15 - Erection of a side extension and a rear extension and the formation of a loft 
conversion, involving the re-pitching of the roof and the introduction of three dormers to the rear 
slope and three dormers to the front slope – refused 08/01/16

Policies Applied:

CP2 – Protecting the quality of the rural and built environment
GB2A – Development within the Green Belt
GB7A – Conspicuous development
DBE9 – Loss of amenity
DBE10 – Residential extensions
ST6 – Vehicle parking

The above policies form part of the Councils 1998 Local Plan. Following the publication of the 
NPPF, policies from this plan (which was adopted pre-2004) are to be afforded due weight where 
they are consistent with the Framework. The above policies are broadly consistent with the NPPF 
and therefore are afforded full weight.

Consultation Carried Out and Summary of Representations Received:

5 neighbouring properties were consulted and a Site Notice was displayed.

PARISH COUNCIL – Object. Overdevelopment and not in keeping with surrounding properties.

Main Issues and Considerations:

The main issues here relate to the impact on the Green Belt, the character and appearance of 
development, and regarding the neighbour’s amenities. The previous application for similar 
extensions was refused consent in January 2016 for the following reason:

The proposed extensions, due to their overall size, would constitute inappropriate 
development within the Green Belt. No very special circumstances exist to outweigh this 
harm and as such the development is contrary to the guidance contained within the 
National Planning Policy Framework and policies CP2 and GB2A of the adopted Local Plan 
and Alterations.



Green Belt:

The National Planning Policy Framework states that “a local planning authority should regard the 
construction of new buildings as inappropriate in Green Belt”, however provides a list of exceptions 
to this. This includes:

 The extension or alteration of a building provided that it does not result in disproportionate 
additions over and above the size of the original building.

The dwelling appears to benefit from an existing single storey rear and side addition, which equate 
to a 48% increase in floor area over and above the ‘original dwelling’. However it is not known 
when these additions were added to the property since there appears to be no planning history for 
these.

The previous application that was refused planning consent resulted in an increase of 95% 
(excluding the enlarged roof) and 144% (including the enlarged roof). This revised application has 
reduced the depth of the single storey rear extension from 5m to 4.5m and the width of the two 
storey side extension (and subsequently the width of the rear extension) from 3.15m to 2.65m. 
This therefore reduces the level of additions to 74% (excluding the enlarged roof) and 119% 
(including the enlarged roof).

Two Lawful Development Certificates were considered lawful on this site in 2012 for a rear 
extension and loft additions, including a large rear dormer window. This ‘fallback position’ is 
smaller than the proposed extensions, although not disproportionately so. In addition to this two 
letters have been submitted from each adjacent neighbour (no. 19 and no. 21) that state that the 
neighbouring residents would not object to an 8m deep rear extension if submitted under a prior 
approval application. Such an extension would result in the same increase in floor area to the 
existing dwelling as this proposal and as such this ‘fallback position’ must be taken into 
consideration.

Other large extensions and replacement dwellings have been permitted within this small built up 
enclave. Due to this, and the above ‘fallback position’, it is considered that there are sufficient very 
special circumstances in this instance that clearly outweigh the harm from the proposed 
extensions. However due to the fallback position being considered it would be appropriate to 
remove permitted development rights on the site in order to control any further additions.

Design:

The proposed extensions would increase the overall bulk and scale of the dwelling and would 
raise the height of the roof above those of the neighbouring bungalows. Furthermore the 
development would introduce some large front and rear dormer windows. Barn Hill consists of a 
range of styles and size dwellings, some of which include large front dormer windows. As such it is 
not considered that the design of the extensions would be unduly detrimental to the character and 
appearance of the area.

Amenities:

The proposed extension would be situated sufficient distance from the shared boundaries with 
neighbouring properties to ensure that they would not be unduly detrimental to the amenities of the 
neighbouring residents.



Conclusion:

Whilst the proposed extensions would result in a significant increase in the size of the original 
property this would not be dissimilar to the permitted development ‘fallback position’. Furthermore 
several other properties within this built up enclave benefit from significant extensions or enlarged 
replacement houses. The revised scheme is smaller than that previously submitted and refused 
and as such it is now considered that the balance of issues weighs in favour of the proposal and 
therefore there are sufficient very special circumstances in this instance that clearly outweigh the 
harm to the Green Belt.

The proposal would not be unduly detrimental to the character and appearance of the area or the 
amenities of the neighbouring residents and as such complies with the guidance contained within 
the National Planning Policy Framework and the relevant Local Plan policies. Therefore the 
application is recommended for approval.

Should you wish to discuss the contents of this report item please use the following 
contact details by 2pm on the day of the meeting at the latest:

Planning Application Case Officer: Graham Courtney
Direct Line Telephone Number: 01992 564228

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk 
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Report Item No: 4

APPLICATION No: EPF/0888/16

SITE ADDRESS: Cobmead 
Honey Lane 
Waltham Abbey
Essex
EN9 3BA

PARISH: Waltham Abbey

WARD: Waltham Abbey Honey Lane

APPLICANT: Mr Oliver Hookway

DESCRIPTION OF 
PROPOSAL:

Residential development of 5 no. detached dwellings and 
associated infrastructure.

RECOMMENDED 
DECISION:

Grant Permission (With Conditions)

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=583683

CONDITIONS 

1 The development hereby permitted must be begun not later than the expiration of 
three years beginning with the date of this notice.

2 The development hereby permitted will be completed strictly in accordance with the 
approved drawings nos: 2014-454-: 001 - 019

3 No construction works above ground level shall take place until documentary and 
photographic details of the types and colours of the external finishes have been 
submitted to and approved by the Local Planning Authority, in writing. The 
development shall be implemented in accordance with such approved details.

4 No development shall take place until details of surface water disposal have been 
submitted to and approved in writing by the Local Planning Authority. The 
development shall be implemented in accordance with such agreed details.

5 No development shall take place until wheel washing or other cleaning facilities for 
vehicles leaving the site during construction works have been installed in 
accordance with details which shall be submitted to and agreed in writing by the 
Local Planning Authority. The approved installed cleaning facilities shall be used to 
clean vehicles immediately before leaving the site.

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=583683


6 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 as amended (or any other Order 
revoking, further amending or re-enacting that Order) no development generally 
permitted by virtue of Class A of Part 1 of Schedule 2 to the Order  shall be 
undertaken without the prior written permission of the Local Planning Authority.

7 No development shall take place, including site clearance or other preparatory work, 
until full details of both hard and soft landscape works (including tree planting) and 
implementation programme (linked to the development schedule) have been 
submitted to an approved in writing by the Local Planning Authority. These works 
shall be carried out as approved. The hard landscaping details shall include, as 
appropriate, and in addition to details of existing features to be retained: proposed 
finished levels or contours; means of enclosure; car parking layouts; other minor 
artefacts and structures, including signs and lighting and functional services above 
and below ground. The details of soft landscape works shall include plans for 
planting or establishment by any means and full written specifications and schedules 
of plants, including species, plant sizes and proposed numbers /densities where 
appropriate. If within a period of five years from the date of the planting or 
establishment of any tree, or shrub or plant, that tree, shrub, or plant or any 
replacement is removed, uprooted or destroyed or dies or becomes seriously 
damaged or defective another tree or shrub, or plant of the same species and size 
as that originally planted shall be planted at the same place, unless the Local 
Planning Authority gives its written consent to any variation.

8 No development, including works of demolition or site clearance, shall take place 
until a Tree Protection Plan Arboricultural Method Statement and site monitoring 
schedule in accordance with BS:5837:2012 (Trees in relation to design, demolition 
and construction - recommendations) has been submitted to the Local Planning 
Authority and approved in writing. The development shall be carried out only in 
accordance with the approved documents unless the Local Planning Authority gives 
its written consent to any variation.

9 No development shall take place until a Phase 1 Land Contamination investigation 
has been carried out. A protocol for the investigation shall be submitted to and 
approved in writing by the Local Planning Authority before commencement of the 
Phase 1 investigation. The completed Phase 1 report shall be submitted to and 
approved in writing by the Local Planning Authority prior to the commencement of 
any necessary Phase 2 investigation. The report shall assess potential risks to 
present and proposed humans, property including buildings, crops, livestock, pets, 
woodland and service lines and pipes, adjoining land, groundwaters and surface 
waters, ecological systems, archaeological sites and ancient monuments and the 
investigation must be conducted in accordance with DEFRA and the Environment 
Agency's "Model Procedures for the Management of Land Contamination, CLR 11", 
or any subsequent version or additional regulatory guidance. 
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the Phase 2 site investigation condition 
that follows]

10 Should the Phase 1 Land Contamination preliminary risk assessment carried out 
under the above condition identify the presence of potentially unacceptable risks, no 
development shall take place until a Phase 2 site investigation has been carried out. 



A protocol for the investigation shall be submitted to and approved by the Local 
Planning Authority before commencement of the Phase 2 investigation. The 
completed Phase 2 investigation report, together with any necessary outline 
remediation options, shall be submitted to and approved by the Local Planning 
Authority prior to any redevelopment or remediation works being carried out. The 
report shall assess potential risks to present and proposed humans, property 
including buildings, crops, livestock, pets, woodland and service lines and pipes, 
adjoining land, groundwaters and surface waters, ecological systems, 
archaeological sites and ancient monuments and the investigation must be 
conducted in accordance with DEFRA and the Environment Agency's "Model 
Procedures for the Management of Land Contamination, CLR 11", or any 
subsequent version or additional regulatory guidance. 
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the remediation scheme condition that 
follows]

11 Should Land Contamination Remediation Works be identified as necessary under 
the above condition, no development shall take place until a detailed remediation 
scheme to bring the site to a condition suitable for the intended use has been 
submitted to and approved by the Local Planning Authority. The development shall 
be carried out in accordance with the approved remediation scheme unless 
otherwise agreed in writing by the Local Planning Authority. The remediation 
scheme must include all works to be undertaken, proposed remediation objectives 
and remediation criteria, timetable of works and site management procedures and 
any necessary long term maintenance and monitoring programme. The scheme 
must ensure that the site will not qualify as contaminated land under Part 2A of the 
Environmental Protection Act 1990 or any subsequent version, in relation to the 
intended use of the land after remediation. 
[Note: This condition must be formally discharged by the Local Planning Authority 
before the submission of details pursuant to the verification report condition that 
follows]

12 Following completion of measures identified in the approved remediation scheme 
and prior to the first use or occupation of the development, a verification report that 
demonstrates the effectiveness of the remediation carried out must be produced 
together with any necessary monitoring and maintenance programme and copies of 
any waste transfer notes relating to exported and imported soils shall be submitted 
to the Local Planning Authority for approval. The approved monitoring and 
maintenance programme shall be implemented.  

13 In the event that any evidence of potential contamination is found at any time when 
carrying out the approved development that was not previously identified in the 
approved Phase 2 report, it must be reported in writing immediately to the Local 
Planning Authority. An investigation and risk assessment must be undertaken in 
accordance with a methodology previously approved by the Local Planning 
Authority. Following completion of measures identified in the approved remediation 
scheme, a verification report must be prepared, which is subject to the approval in 
writing of the Local Planning Authority in accordance with the immediately above 
condition.



14 All construction/demolition works and ancillary operations, including vehicle 
movement on site which are audible at the boundary of noise sensitive premises, 
shall only take place between the hours of 07.30 to 18.30 Monday to Friday and 
08.00 to 13.00 hours on Saturday, and at no time during Sundays and Public/Bank 
Holidays unless otherwise agreed in writing by the Local Planning Authority.

15 No preliminary groundwork's of any kind shall take place until the applicant has 
secured the implementation of a programme of archaeological work in accordance 
with a written scheme of investigation which has been submitted by the applicant 
and approved by the local planning authority

16 Prior to the first occupation of the development the vehicle parking and turning areas 
as indicated on the approved plans shall be provided, hard surfaced, sealed and 
marked out. The parking and turning areas shall be retained in perpetuity for their 
intended purpose.

17 A flood risk assessment and management and maintenance plan shall be submitted 
to and approved by the Local Planning Authority prior to commencement of 
development. The assessment shall include calculations of increased run-off and 
associated volume of storm detention using WinDes or other similar best practice 
tool. The approved measures shall be carried out prior to the substantial completion 
of the development and shall be adequately maintained in accordance with the 
management and maintenance plan.

This application is before this Committee since the recommendation is for approval contrary to an 
objection from a local council which is material to the planning merits of the proposal (Pursuant to 
The Constitution, Part Three:  Planning Services – Delegation of Council function, Schedule 1, 
Appendix A. (g))

Description of site

The application site is located to the south of Honey Lane which is located within the built up area 
of Waltham Abbey. The existing building is a two storey detached dwelling which is situated within 
a large plot and is located to the rear of two dwellings to the north east which front onto Honey 
Lane. The application site is not located within the boundaries of the Metropolitan Green Belt, 
although it does border the site and it is not in a conservation area. There is a row of protected 
trees to the west of the site close to its entrance. 

Description of proposal

The proposed development is to erect five new dwellings within the curtilage of the existing 
dwelling. 



Relevant History

EPF/0526/85 - First floor side extension. - Approved

EPF/0476/98 - Detached garage and workshop. – Approved

Relevant Policies:

The following saved policies within the Council's adopted Local Plan (2004) and Alterations (2008) 
are relevant:

CP1 – Achieving Sustainable Development Objectives
CP2 – Protecting the Quality of the Rural and Built Environment
DBE4 – Design in the Green Belt
DBE9 – Loss of Amenity
ST4 – Road Safety
LL1 – Rural Landscape
LL9 – Felling of Preserved Trees
LL10 – Adequacy of Provision for Landscape Retention
LL11 – Landscaping Schemes
DBE1 Design of new buildings
RP4 Contaminated land
U3B sustainable drainage
DBE8 private amenity Space
ST6 vehicle parking standards
ST1 Location of development
ST2 Accessibility of development
H1A Housing Provision

Following the publication of the NPPF, policies from this Plan (which was adopted pre-2004) are to 
be afforded due weight where they are consistent with the Framework.  The above policies are 
broadly consistent with the NPPF and therefore are afforded full weight.

Consultation carried out and summary of representations received 

15 Neighbours consulted – 

152 Honey Lane – OBJECTION – The design of the houses is not consistent with the style of 
Cobmead, the private road is inadequate for the increased traffic, the vehicle movements will harm 
no.172 and no.174 Honey Lane through increased movements, this development will set a 
precedent for other developments in the future. 

162 Honey Lane – OBJECTION – overdevelopment of the site, the increased traffic movements 
will create dangerous access onto Honey Lane

176 Honey Lane – OBJECTION – The development is in the Green Belt, there is a covenant on 
the land, water pressure is too low and there will be potential risk to protected trees. 

Waltham Abbey Town Council – OBJECTION – Committee were concerned over road safety 
issues and also felt that this application could set a precedent for the future. 



Issues and considerations 

The main issues to consider when assessing this application are the potential impacts on the living 
conditions of the neighbours, the character and appearance of the locality, parking and access 
issues, landscaping, land drainage and contamination.

Living conditions of neighbours 

The proposed new dwellings relate well to each other and have an orientation which will not cause 
any significant harm to the living conditions of occupiers of the new dwellings. The dwellings on 
plots 2, 3, 4 and 5 are set against each others side elevations and have rear building lines which 
are roughly similar (with the exception of plot 5 which has an element which projects beyond that 
of plot 4, but which is set away from the proposed shared boundary). 

The side elevation of the new dwelling on plot 1 will be adjacent to Cobmead, approximately 22m 
from its rear elevation and this relationship has the potential for some overlooking of plot 1, 
however the distance is such that there will not be any significant harm to their living conditions. 

Turning to the existing dwellings which front Honey Lane, the closest of the new dwellings will be 
approximately 58m from the existing rear elevation of these neighbours and clearly this will not 
cause any overlooking or appear overbearing. Concern has been raised that the increased traffic 
movements to and from the site will cause significant disturbance and pollution to the neighbours 
on Honey Lane. However given the relatively small scale of the development, the increased traffic 
movements will not be significant and therefore disturbance of these residences will be minimal. 

Character and appearance 

The site has no relationship with the main public carriageway of Honey Lane and it could be 
argued that it is somewhat of a back land development. However Cobmead is already located to 
the rear of Honey Lane and there are other examples of such a relationship in the surrounding 
area, most notably at Honey Mews located less than 250m from the site. Consequently officers do 
not consider that this is a back land development but rather an effective use of urban land. 

In terms of detailed design the proposed dwellings have a bulk, mass and scale which is 
appropriate to the existing site and to the wider context of Honey Lane. The dwellings have a 
varied design in relation to one another which prevents a uniform and somewhat recycled feel to 
the new development. Their eaves and ridge heights are uniform which prevents them from 
appearing overly prominent from public viewpoints surrounding the site. 

Parking and access issues 

Each of the new dwellings offers a suitable level of off street parking provision which complies with 
the standards prescribed in the Essex Parking document. 

In terms of access, the new dwellings will utilise the existing private road which is located off 
Honey Lane and there have been concerns from neighbours and indeed the Parish Council that 
the increased volume of traffic will have a deleterious impact on the current access. 

The highway officer from Essex County Council has been consulted as part of this application and 
after visiting the site and assessing the current situation concludes that the access provides 
suitable visibility and geometry for an additional 5 dwellings and therefore will not be detrimental to 
highway safety. Suitable conditions controlling provision of parking and turning areas are required, 
but it is not considered that there will be potential access issues to justify a refusal. 

Landscaping



A tree report accompanied the application and the tree and landscape team have been consulted 
on the application and have stated no objection, subject to conditions requiring tree protection 
measures be agreed as well details required of hard and soft landscaping. 

Archaeology issues

The Historic Environment Team of Place Services, Essex County Council has identified that the 
application has the potential to impact on historic environment assets.  The proposed development 
is located adjacent to the medieval farmstead of Honeylands and flanking a medieval lane.  Honey 
Lane itself is of possible Roman origin. It is possible therefore that the proposed development 
could impact on medieval or Roman remains.  Archaeological deposits are both fragile and finite, 
in view of this the following recommendation is made in line with the National Planning Policy 
Framework  

Contaminated Land

Due to the presence of Stables and made ground from the former associated Stable Yard, the 
presence of part of the former Honeylands Farmyard on site, and the infilling of the swimming 
pool, there is the potential for contaminants to be present over parts of the site. Domestic dwelling 
gardens are classified as a particularly sensitive proposed use.

Contamination reports can be secured through the use of planning conditions. 

Land Drainage issues

The Council’s land drainage team have been consulted and state that the development is of a size 
where it is necessary to avoid generating additional runoff and the opportunity of new development 
should be taken to improve existing surface water runoff. A condition for a Flood Risk Assessment 
(FRA) is required.

The applicant is proposing to dispose of surface water by sustainable drainage system. This can 
be secured through the use of a planning condition. 

Other matters raised

For clarity it is important to note that the application site is not within the boundaries of the 
Metropolitan Green Belt, issues regarding covenants and water pressure are not material planning 
considerations.

Conclusion

In light of the above appraisal it is recommended that planning permission is granted. 

Should you wish to discuss the contents of this report item please use the following 
contact details by 2pm on the day of the meeting at the latest:

Planning Application Case Officer: James Rogers
Direct Line Telephone Number: 01992 564 371

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk
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Application Number: EPF/1029/16

Site Name: Galley Hill Equine Surgery, Dallance 
Farm, Breach Barns, Waltham 
Abbey, EN9 2AD

Scale of Plot: 1/1250



Report Item No: 5

APPLICATION No: EPF/1029/16

SITE ADDRESS: Galley Hill Equine Surgery
Dallance Farm
Breach Barns Lane
Waltham Abbey
Essex
EN9 2AD

PARISH: Waltham Abbey

WARD: Waltham Abbey North East

APPLICANT: Dr Stephen Posnett

DESCRIPTION OF 
PROPOSAL:

Application for variation of condition 2 'sole use as an equine 
veterinary surgery' on planning application EPF/2330/02 (Convert 
existing barn to an equine veterinary surgery).

RECOMMENDED 
DECISION:

Grant Permission

Click on the link below to view related plans and documents for this case:
http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=584001

CONDITIONS 

NONE

This application is before this Committee since the recommendation conflicts with a previous 
resolution of a Committee (Pursuant to The Constitution, Part Three:  Planning Services – 
Delegation of Council functions, Schedule 1, Appendix A.(i))

Description of site

The application site is located just to the south of Breach Barns Lane which is located within the 
relatively rural area to the north of Waltham Abbey. The application property is currently used as 
an equine vet surgery which was granted planning consent by committee in 2002. The application 
site is located within the boundaries of the Metropolitan Green Belt and it is not in a conservation 
area. 

Description of Proposal

A condition was placed on the original consent requiring that:

The premises shall be used solely for an equine veterinary surgery and for no other purpose, 
including any other veterinary surgery unless otherwise agreed in writing by the Local Planning 
Authority. Reason: Permission is only granted in this rural location because of the particular 
circumstances of the case. 

http://planpub.eppingforestdc.gov.uk/NIM.websearch/ExternalEntryPoint.aspx?SEARCH_TYPE=1&DOC_CLASS_CODE=PL&FOLDER1_REF=584001


The proposal is to remove this condition so that animals other than horses can also be treated on 
the site. 

Relevant history 

EPF/2330/02 – Change of use of barn for use as an equine vet - Approved

Policies Applied

CP2 – Protecting the quality of the rural and built environment
CP7- Quality of development
DBE10 – Design
DBE9 – Residential amenity
GB2A – Development in the Green Belt 
GB7A – Conspicuous development 
DBE9 – Residential amenity

The above policies form part of the Councils 1998 Local Plan. Following the publication of the 
NPPF, policies from this plan (which was adopted pre-2004) are to be afforded due weight where 
they are consistent with the Framework. The above policies are broadly consistent with the NPPF 
and therefore are afforded full weight.

Consultation Carried Out and Summary of Representations Received

9 Neighbours consulted – NO COMMENTS RECEIVED

Waltham Abbey Town Council – No Objection

Issues and considerations 

The main issues to consider are the potential impacts on the living conditions of the neighbours, 
the Green Belt, vehicle access and parking.

Living conditions of neighbours 

Access to the vets is via a small private access just off Breach Barns Lane. The private access 
runs adjacent to Dallance Farm Barn which is a residential property. The use of the vets for other 
animals as well as horses may cause a rise in the number and frequency of vehicle movements to 
and from the site. However within the context of the existing use, which does not have any 
restrictions on opening and closing times, it is not considered that there would be any significant 
disturbance to this neighbour as a result. 

A greater number and variety of animals can in itself cause greater disturbance to neighbours due 
to the noise that can be created, particularly by dogs and song birds. However this issue is 
robustly covered by Environmental Health legislation which has the power to act if this becomes a 
statutory nuisance. Consequently it is not considered that there would be significant harm to the 
living conditions of the neighbours. 

Green Belt 

The applicant does not propose any building works to the current property and therefore no harm 
will be caused to the openness of the Green Belt. 



There is potential for the character of the Green Belt to be altered slightly due to the increased 
number of vehicle movements, however this will cause very little harm to its character. 

Local business issues

The applicant submits that an approval of this application will allow the vet to accept a larger 
number of animals and that this is important for the future viability of the business. The National 
Planning Policy Framework (NPPF, CLG, 2012) encourages the support of local business 
enterprise and this weighs in favour of granting consent. 

Vehicle access and parking

The vehicular arrangements will not be changed through this development, the access is 
satisfactory and the parking arrangements are robust. 

Conclusion

The removal of the condition is not contrary to any Local or National policies and therefore it is 
recommended that the condition is removed. 

Should you wish to discuss the contents of this report item please use the following 
contact details by 2pm on the day of the meeting at the latest:

Planning Application Case Officer: James Rogers
Direct Line Telephone Number: 01992 564 371

or if no direct contact can be made please email:   contactplanning@eppingforestdc.gov.uk
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